CITY COUNCIL AGENDA
(available also at www.citywindsor.ca)

Monday, July 4, 2016
6:00 o’clock p.m.
Council Chambers, 3rd Floor, Windsor City Hall

Members:

Mayor Dilkens
Ward 1 - Councillor Fred Francis
Ward 2 - Councillor John Elliott
Ward 3 - Councillor Rino Bortolin
Ward 4 - Councillor Chris Holt
Ward 5 - Councillor Ed Sleiman
Ward 6 - Councillor Jo-Anne Gignac
Ward 7 - Councillor Irek Kusmierczyk
Ward 8 - Councillor Bill Marra
Ward 9 - Councillor Hilary Payne
Ward 10 - Councillor Paul Borrelli

1.

ORDER OF BUSINESS
In the event of the absence of the Mayor, Councillor Holt has been appointed Acting
Mayor for the month of July, 2016 in accordance with By-law 189-2014

C i ty C o u nci l
Monday, July 04, 2016
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2.

CALL TO ORDER - Playing of the National Anthem & Moment of Silent Reflection

3.

DISCLOSURE OF PECUNIARY INTEREST AND THE GENERAL NATURE
THEREOF

4.

ADOPTION OF THE MINUTES

5.

NOTICE OF PROCLAMATIONS
Srebrenica Remembrance Day - July 11, 2016
Bosnia and Herzegovina Tribute Week - Week of July 11, 2016

6.

COMMITTEE OF THE WHOLE

7.

COMMUNICATIONS INFORMATION PACKAGE

7.1.

CORRESPONDENCE

7.2.

Clothing Donation Bin By-law (CM 26/2016)

8.1.

CONSENT AGENDA
Amendment to Draft Approved Plan of Condominium - 8475 Wyandotte Street East
(C 120/2016)

8.

8.2.

Zoning By-law Amendment Application by Mid South Land Development Corp. for the
lands known as 55 Edinborough Steet (S 91/2016)

8.3.

Bell-Coulter House, 793 Devonshire Road- Request for Heritage Designation
(S 77/2016)

8.4.

The Ambery-Isaacs House - "Foxley", 811 Devonshire Road- Request for Heritage
Designation (S 97/2016)

8.5.

International Playing Card Co., 1123 Mercer Street - Request for Demolition of
Heritage Register-Listed Property (S 107/2016)

C i ty C o u nci l
Monday, July 04, 2016
8.6.

Application for Official Plan amendment and rezoning- 800 Block on the west/east side
of St. Luke Road and 800 Block on the west side of Albert Road- Corporation of the
City of Windsor- OPA #107 (S 49/2016)

9.

REQUEST FOR DEFERRALS, REFERRALS OR WITHDRAWALS

10.

PRESENTATIONS (10 Minute maximum per delegate)

10.1.
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Rediscover Our Parks – Windsor’s Parks and Outdoor Recreation Master Plan
(S 96/2016)
Phil Roberts, Executive Director of Parks and Mike Clement, Manager of Design
and Development
DELEGATIONS (5 minute maximum)

11.

REGULAR BUSINESS ITEMS (Non-Consent Items)

12.

CONSIDERATION OF COMMITEE REPORTS

13.

BY-LAWS (First and Second Reading)

14.

MOVE BACK INTO FORMAL SESSION

15.

NOTICES OF MOTION

16.

THIRD AND FINAL READING OF THE BY-LAWS

17.

PETITIONS

C i ty C o u nci l
Monday, July 04, 2016
18.

QUESTION PERIOD

19.

STATEMENTS BY MEMBERS

20.

UPCOMING MEETINGS
Social Development, Health & Culture Standing Committee
Wednesday, July 6, 2016
9:30 a.m.
Council Chambers, 3rd Floor, Windsor City Hall
Rail Issues Committee
Wednesday, July 6, 2016
4:00 p.m.
Room 407-400 City Hall Square East
Planning, Heritage & Public Safety Standing Committee
Monday, July 11, 2016
4:30 p.m.
Council Chambers, 3rd Floor, Windsor City Hall
Windsor Bicycling Committee
Tuesday, July 12, 2016
5:00 p.m.
Room 407-400 City Hall Square East
International Relations Committee
Wednesday, July 13, 2016
3:00 p.m.
Walkerville Room, 3rd Floor, Windsor City Hall

21.

ADJOURNMENT
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Item 7.2

Legal Services, Real Estate &
Risk Management
MISSION STATEMENT
Our City is uilt on relationships – between citizens and their government, businesses and public institutions, city
and region – all interconnected, mutually supportive, and focused on the rightest future we an reate together

REPORT #: CM 26/2016
Author’s Contact:
Wira Vendrasco
Deputy City Solicitor
519-255-6100 ext 6375
wvendrasco@citywindsor.ca

Report Date: 6/16/2016
Date to Council: 07/04/2016
Clerk’s File #: GM2016

To: Mayor and Members of City Council
Subject: Clothing Donation Bin By-law
City Wide

RECOMMENDATION:
THAT the report of the Deputy City Solicitor dated June 16, 2016 regarding the Clothing
Donation Bin By-law BE RECEIVED by Council for information.

EXECUTIVE SUMMARY:
N/A

BACKGROUND:
At the February 3, 2014 Council meeting, Council considered Communication No. 7.
This Communication consisted of a letter dated January 10, 2014, which was sent to the
Chief Administrative Officer by Kevin Smith, the Chief Executive Officer of Goodwill
Industries – Essex, Kent, and Lambton. In this Communication, Mr. Smith stated that
the City should pass a by-law to regulate clothing donation bins. This Communication
indicated that there are several issues relating to the use of clothing donation bins in the
City by for-profit businesses, including the following: that the use of misleading wording
on clothing donation bins by these businesses is harming the credibility of the charitable
sector, that the profits generated by these businesses from the sale of donated clothing
rarely benefit local charities, and that these businesses are often placing their clothing
donation bins on private property without obtaining permission from the property
owners, which may create liability issues for the property owners. After considering this
Communication, Council passed the following Motion:
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“M81-2014 That the correspondence from the CEO, Goodwill EKL dated January 10,
2014, regarding a proposed by-law to limit donation bin usage to help to keep donor
dollars in the community, BE RECEIVED, and further, that this BE REFERRED to
Administration for a Council Report on this matter.”
In addition, on March 21, 2016, the City received a letter from Ib Fynbo, President of the
Society of Saint Vincent de Paul – Windsor Essex Central Council (WECC), regarding
the issue of charities facing increasing costs associated with the removal of litter
deposited at their locations in Windsor. The letter was marked by the City as
Communication No. 10 on March 29, 2016. In the letter, Mr. Fynbo indicates that over
the past three (3) years there has been a “steady increase” in the depositing of litter at
the Society of Saint Vincent de Paul – WECC donation bins and locations. Mr. Fynbo
also states that the Society of Saint Vincent de Paul – WECC incurs the high costs
associated with removing the litter and, as a result, it has fewer funds available to assist
those in need.
This Report is in response to this Motion and Communication.

DISCUSSION:
The City does not currently have a by-law that specifically regulates clothing donation
bins. A review was undertaken to determine if and how other municipalities in Ontario
address clothing donation bins. It should be noted that only some, and not all,
municipalities in Ontario were examined in this Report. The following list summarizes
this review:
1) Clothing donation bin by-law – a number of municipalities have created bylaws to regulate the location and use of clothing donation bins, including, Ottawa,
Newmarket, Scugog, Waterloo, Markham, Brantford, Vaughan, Cobourg, New
Tecumseth, Chatham-Kent, and Welland. The majority of these municipalities
regulate clothing donation bins by way of a licensing by-law, which requires that
a license be obtained in order to operate a clothing donation bin within a given
municipality. These municipalities differ with respect to the types of entities that
are permitted to obtain such licenses (e.g. only registered charities, both for-profit
and not-for-profit organizations, etc.).
2) No clothing donation bin by-law – many municipalities that are similar in size
to the City do not have clothing donation bin by-laws. These municipalities
include Mississauga, Brampton, Hamilton, London, Barrie, Oshawa, and
Sudbury. In addition, the following local municipalities do not have by-laws to
regulate clothing donation bins: LaSalle, Leamington, and Tecumseh.
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Alternatives to Clothing Donation Bin By-laws
A number of municipalities that do not have clothing donation bin by-laws provided
responses on how they address issues relating to these donation bins. In particular,
Hamilton, London, and Barrie use yard maintenance by-laws to manage litter deposited
around the donation bins. In addition, Hamilton chose not to regulate the bins under a
licensing by-law because it does not have sufficient resources to enforce such licensing
requirements. Further, Barrie uses a zoning by-law to regulate the use and location of
donation bins.
Rationale for Clothing Donation Bin By-laws
The clothing donation bin by-laws of many of the municipalities surveyed were passed
for one or more of the following reasons: health and safety of the public (i.e. protecting
against an activity that may cause injury or loss to the public), consumer protection (i.e.
preventing unfair business practices that could result in loss to consumers), and
nuisance control (i.e. protecting against an activity that may adversely affect the quality
of life of individuals, such as nuisance caused by the accumulation of litter around the
bins).
The complaints received by the City regarding clothing donating bins mainly pertain to
the issue of litter around the bins (i.e. nuisance control). An examination of complaints
made to 311 indicates that for the years 2005 to 2015 there were five (5) complaints
received by the City regarding the bins. Four of the five complaints made to 311 related
to the depositing of litter or debris around the bins, including a complaint about the
illegal depositing of litter around the St. Vincent de Paul donation bin at Our Lady of
Mount Carmel Church in Windsor. In these cases, the litter was either removed before
by-law enforcement officers attended the site, or the litter was eventually removed by
the complainant or the owner of the donation bin after being asked to do so. The other
complaint made to 311 pertained to the placement of a donation bin on private property
without the permission of the property owner.
Under City By-law 3-2006, the City prohibits littering on public or private property
without the consent of the property owner. In the event that litter is deposited on private
property, the City’s By-law Enforcement Officers may, however, issue an order to the
property owner for the removal of the litter pursuant to By-law 3-2006. The property
owner is ultimately responsible for ensuring compliance with By-law 3-2006; otherwise,
he or she must pay the costs to have the violation corrected along with additional
enforcement and tax department fees. The City also regulates the depositing of litter
around clothing donation bins on public or private property under the authority of By-law
3-2006. Administration is not aware of any legislation that would authorize property
owners to recoup their expenses for property clean up from unknown third parties.
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RISK ANALYSIS:
From 2005 to 2015, the City received five (5) complaints about clothing donation bins
under 311: four complaints were made about litter being deposited around the bins, and
one complaint was made about a bin being placed on private property without the
property owner’s permission. In addition, aside from Communication No. 7, the only
other communication received by the City with respect to the issue of donation bins was
the letter from Mr. Fynbo (Communication No. 10) which discusses the costs that the
Society of Saint Vincent de Paul – WECC incurs in order to remove litter deposited
around its bins. The City’s Building Department, Licensing Department, and By-law
Enforcement Department have not directly received any other complaints about
donation bins located on public or private property.
Since the City has not been made aware of many issues regarding the bins, there is a
low risk that choosing not to pass additional by-laws to regulate the bins and or litter
around the bins will impact the City and its residents. It is important, however, that the
City continue to monitor issues relating to the bins as they arise in order to determine
whether a by-law may be needed to regulate the bins in the future.

FINANCIAL MATTERS:
The City has received only a few complaints about the depositing of litter or debris in the
vicinity of clothing donation bins. The City’s By-law Enforcement Department responded
to these complaints pursuant to By-law 3-2006. Since the By-law Enforcement
Department already investigates complaints filed under By-law 3-2006 within its existing
approved budget and very few complaints have been made about littering around the
bins, the City will not be financially impacted by a decision not to pass any additional bylaws to regulate clothing donation bins. The By-law Enforcement Department will
continue to respond to complaints of littering on an as needed basis under the authority
of By-law 3-2006.

CONSULTATIONS:
Stefan Venier, Articling Student
Ann Kalinowski, Manager of By-law Enforcement
Gary Cian, Manager of Policy, Gaming, Licensing & Bylaw Enforcement
Cheryl Lucas, Building Department
Kerry Sobocan, 311 Call Centre
Adam Szymczak, Planner III Zoning
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CONCLUSION:
Although the City has received a few complaints about littering taking place around
clothing donation bins, such littering is managed under an existing by-law. There is a
low risk that choosing not to pass a clothing donation bin by-law will have a negative
impact on the City and its residents. Therefore, it is recommended that a by-law to
regulate clothing donation bins not be passed at this time.

PLANNING ACT MATTERS:
N/A

APPROVALS:
Name

Title

Wira Vendrasco

Deputy City Solicitor

Shelby Askin Hager

City Solicitor

Onorio Colucci

Chief Administrative Officer

NOTIFICATIONS:
Name

Address

Email

Kevin Smith
Goodwill EKL Corporate
Office

1121 Wellington Street
Sarnia, ON N9C 1P2

ksmith@goodwillekl.com

Ib Fynbo
Society of Saint Vincent
de Paul – Windsor Essex
Central Council

3707 Queen Street
Windsor, ON N9C 1P2

general@ssvpwindsoressex.com

APPENDICES:
1 Appendix A - Communication No. 7, Feb 3, 2014 Council
2 Appendix B - Communication No. 10, Mar 29, 2016 Council
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Item 8.1

Planning & Building Services
MISSION STATEMENT
Our City is uilt on relationships – between citizens and their government, businesses and public institutions, city
and region – all interconnected, mutually supportive, and focused on the brightest future we an reate together

REPORT #: C 120/2016
Author’s Contact:
Thomas J. Cadman, MCIP, RPP
Planner III, Subdivisions
519 255-6543 ext 6457
tcadman@citywindsor.ca

Report Date: 6/7/2016
Date to Council: 07/04/2016
Clerk’s File #: ZP/12303

To: Mayor and Members of City Council
Subject: CDM-003/15 [CDM/4490] – Amendment to Draft Approved Plan of
Condominium - 8475 Wyandotte Street East
Ward 6

RECOMMENDATION:
THAT the request of Valente Development Corporation for an amendment to the Draft
Approved Plan of Condominium, File No. CDM-003/15, previously approved by Council,
located on south side of Wyandotte Street East, west of Isack Drive, legally described
as Lots 69 to 72, 75 to 80, Part Lane, Plan 1627, being Parts 2, 3 & 4, Plan 12R-21179,
Part Lot 130, Con. 1, being Parts 1 & 2, Plan 12R-26115, together with ROW over Part
1, 12R-21179 and known municipally as 8475 Wyandotte Street East, BE APPROVED
in accordance with the revised plan dated April 22, 2016, as illustrated in APPENDIX
“D” of this report.

EXECUTIVE SUMMARY:
N/A

BACKGROUND:
On October 5, 2015, City Council approved (M402-2015) an application made by
Valente Development Corporation, with exemption under Section 9(3) of The
Condominium Act, for a plan of condominium located at 8475 Wyandotte Street East
(refer to APPENDIX “A”). The condominium consists of a 4-storey building containing 50
residential dwelling units, six townhouse dwelling units and 23 parking units (20 in
covered garages, 3 uncovered units), 4 parking in unit garages, 32 exclusive use
parking spaces, 4 accessible parking spaces and 11 visitor parking spaces (refer to
APPENDIX “B”).
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An application for a Minor Change to the Site Plan (Files MC-004/16, SPC-004/14) for
this development was approved on May 13, 2016. The approved change eliminated the
covered parking garage structure located in the center of the parking area, which
contained 12 condominium parking units (refer to APPENDIX “C”).

DISCUSSION:
Although the changes made to the Site Plan for this development were approved, these
changes are not reflected on the Draft Plan of Condominium approved by Council in
2015. Therefore, Council approval of a new Draft Plan of Condominium, reflecting these
changes, is required.

RISK ANALYSIS:
N/A

FINANCIAL MATTERS:
N/A

CONSULTATIONS:
As a result of the review and approval of a Minor Change of the Site Plan for this
development, various municipal departments and agencies/bodies were circulated for
review and comment.
Municipal and agency requirements have been addressed and implemented through the
Site Plan Control approval process and the registration of a Site Plan agreement
(Instrument CE621206 – August 1, 2014) on title.

CONCLUSION:
Administration is satisfied with the changes proposed and recommends that the Draft
Plan of Condominium be amended, as illustrated in APPENDIX “D” of this report.

PLANNING ACT MATTERS:
N/A

APPROVALS:
Name

Title

Don Wilson

Manager of Development Applications

Thom Hunt

City Planner/Executive Director

Wira Vendrasco

Deputy City Solicitor

Shelby Askin Hager

City Solicitor
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Name

Title

Onorio Colucci

Chief Administration Officer
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NOTIFICATIONS:
Name

Address

c/o Pietro Valente, Valente
Development Corporation

2985 Dougall Avenue,
Windsor ON N9E 1S1

c/o Jeffery Baker,
Baker Busch

41 Sandwich Street South,
Amherstburg, ON N9V 1Z5

Email
valentepl@gmail.com

jbaker@bakerbusch.ca

APPENDICES:
1. APPENDIX A - Key Map
2. APPENDIX B - Draft Approved Plan of Condominium
3. APPENDIX C - Enlargement and Area of Proposed Change
4. APPENDIX D - Amended Draft Plan of Condominium (Pages 1 to 5)
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Appendix A

Page 1 of 1

Appendix B
Draft Approved Plan of Condominium
See Appendix B for
Enlargment and Area of
Proposed Change
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Appendix C
Enlargement and Area of Proposed Change

Area of Proposed Change: - Elimination of Covered Parking Garage Structure
containing 12 Parking units
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Appendix D
Amended Draft Plan of Condominium
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Item 8.2

Planning, Heritage & Economic Development Standing Committee
Meeting Held Monday, June 13, 2016

Zoning By-law Amendment Application by Mid South Land Development Corp. for
the lands known as 55 Edinborough Street
Moved by: Councillor Kusmierczyk
Seconded by: Councillor Sleiman
Decision Number: PHED 383
I.
That an amendment to the Zoning By-law 8600 BE APPROVED to change the
zoning of the land located on the south side of Edinborough Street, west of
Howard Avenue, described as Plan 707, Pt Block A, closed Victoria Street, by
adding a site specific holding zoning provision allowing “a Medical Office” and “a
Pharmacy as an accessory use to the Medical Office” to be listed as additional
permitted uses in an existing building on the subject land; and
II.

That the holding (‘H’) symbol BE REMOVED when the applicant/owner submits
an application to remove the ‘H’ symbol and when the following conditions have
been satisfied:
1. The property owner has signed the required Site Plan Agreement with The
Corporation of the City of Windsor for the proposed redevelopment on the subject
land, and the Agreement is registered; and
2. A Transportation Impact Study, acceptable to the City Engineer, be submitted by the
property owner; and any mitigation measures required/recommended by the Study
be implemented at the owner‘s expense, to the satisfaction of the City Engineer and
City Planner prior to finalizing the Site Plan Approval.

Carried.
Councillor Payne was absent when the vote was taken on this matter.

Report No. S 91/2016 (Administrative
Report Attached which was previously
distributed as part of the Standing
Committee Agenda)
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Planning & Building Services
MISSION STATEMENT
“Our City is built on relationships – between citizens and their government, businesses and public
institutions, city and region – all interconnected, mutually supportive, and focused on the brightest future
we can create together”

REPORT #: S 91/2016
Author’s Contact:
Justina Nwaesei, MCIP, RPP
Planner II - Development Review
519-255-6543, ext. 6165
jnwaesei@citywindsor.ca
To:

Report Date: 4/15/2016
Date to Council: 6/13/2016
Clerk’s File #: ZB/12479

Mayor and Members of City Council

Subject: Zoning By-law Amendment Application by Mid South Land
Development Corp. for the lands known as 55 Edinborough Street;
File No. Z-006/16, ZNG/4647; Ward 10

RECOMMENDATION:
III.

That an amendment to the Zoning By-law 8600 BE APPROVED to change the zoning of
the land located on the south side of Edinborough Street, west of Howard Avenue,
described as Plan 707, Pt Block A, closed Victoria Street, by adding a site specific
holding zoning provision allowing “a Medical Office” and “a Pharmacy as an accessory
use to the Medical Office” to be listed as additional permitted uses in an existing building
on the subject land; and

IV.

That the holding (‘H’) symbol BE REMOVED when the applicant/owner submits an
application to remove the ‘H’ symbol and when the following conditions have been
satisfied:
3. The property owner has signed the required Site Plan Agreement with The
Corporation of the City of Windsor for the proposed redevelopment on the subject
land, and the Agreement is registered; and
4. A Transportation Impact Study, acceptable to the City Engineer, be submitted by the
property owner; and any mitigation measures required/recommended by the Study
be implemented at the owner‘s expense, to the satisfaction of the City Engineer and
City Planner prior to finalizing the Site Plan Approval.

EXECUTIVE SUMMARY:
N/A
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BACKGROUND:
1. KEY MAP
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2. APPLICATION INFORMATION
LOCATION: South side of Edinborough Street, West of Howard Avenue, and Municipally
known as 55 Edinborough Street

APPLICANT: Mid South Land Development Corp

AGENT: DINO MAGGIO

PROPOSAL: The applicant is requesting an amendment to Zoning By-law 8600 for the lands
located on the south side of Edinborough Street, west of Howard Avenue, described as Part
of Block A and Part of closed Victoria Street, Plan 707; and municipally known as 55
Edinborough Street.
The subject land is zoned Manufacturing District 1.2 (MD1.2) under By-law 8600 and
designated Industrial in the Land Use Schedule of the Windsor Official Plan. The site is
currently used as a Club (known as Teutonia Club) and the applicant is proposing to
renovate the existing building for use as a medical office, a pharmacy, and business offices.
The applicant wants to keep the existing MD1.2 zoning of the subject land and requests to
add additional permitted uses namely “Medical Office” and “Pharmacy on the subject land.
The proposed business office use is already listed as a permitted use in the MD1.2 zoning
category.
The applicant provided the following detailed description of the proposed uses of the
subject land: “The building will be re-developed for use by specialist physicians and
ancillary services, such as a sleep clinic, a digital x-ray clinic, dentist office, and pharmacy
dispensary that will dispense drugs to Doctor’s patients only and will be open when the
Doctor’s offices are open. The pharmacy dispensary will not sell retail products, and it will
only dispense prescriptions from the Doctors in the building. In addition, there will be
general business offices on the second floor of the building.”
The applicant also proposes an upgrade to the existing parking layout including provision of
additional parking spaces on the existing volley ball pit, and some landscaping islands
improvements in the parking area.





SUBMISSIONS BY APPLICANT:
Environmental Subsurface Investigation by Amec Foster Wheeler
Site Plan and Elevation drawings
Agreement of Purchase & Sale [signed]
Transportation Impact Study* (*In progress; To Be Submitted)

3. SITE INFORMATION
OFFICIAL PLAN

ZONING & ZDM

CURRENT U SE

 Remington Park Planning District
 Industrial Land Use

PREVIOUS
U SE

Manufacturing District 1.2
(MD1.2); ZDM8

Club [know n as Teutonia
Club]

Unknow n

FRONTAGE

DEPTH

AREA

SHAPE

154.50m (506.89ft)

3.9 hectares
(9.63acres.)

Irregular

295.40m (969.15ft)
Note: All measurements are approximate.
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4. REZONING MAP
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5. NEIGHBOURHOOD CHARACTERISTICS
NEIGHBOURHOOD MAP
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SURROUNDING LAND USE
The subject land is within an employment area. The surrounding land uses are predominantly
industrial in nature, with some commercial and residential uses.
A metal scrap yard/warehouse (Zalev Brothers Limited) at 100 Grand Marais Road East abuts
and wraps around the west and south lot lines of the subject land. Dougall Avenue lies along the
west limit of the Zalev lands; CN Rail Corridor lies along the southwest limit of the Zalev lands;
E. C. Row Expressway lies along the south limit of the Zalev lands.
There is a mix of industrial, commercial and residential uses on the east side of the subject
lands. Abutting next east of the subject land, there is a single unit dwelling at 299 Edinborough
Street. Windsor Avenue right-of-way (unpaved) lies along the east limit of the single unit
dwelling on 299 Edinborough Street. Further east, there are some storage and warehouse
buildings with retail and offices; there is a commercial plaza at 301 Edinborough; there are two
single unit dwellings at 305 and 399 Edinborough Street.
The northerly limit of the subject land fronts on Edinborough Street, and to the north side of
Edinborough Street, across from the subject land, there are various industrial activities including
warehouses and storage buildings with offices and accessory retail uses, production
plants/factories with offices and accessory retail. Teppermans furniture warehouse/retail store at
2595 Ouellette Avenue is also on the north side of Edinborough Street across from the subject
land. Ouellette Avenue right-of-way runs north/south connecting with Edinborough Street and
separates the furniture warehouse (Teppermans) from the other industrial activities north side of
Edinborough Street.
M UNICIPAL







INFRASTRUCTURE

The City’s records show that along Edinborough Street frontage of the subject land, there is
a 250mm diameter Polyvinylchloride pipe (PVC) sanitary sewer and a 750mm diameter
reinforced concrete pipe (RCP) storm sewer available. The subject land is currently
serviced with connections to the sanitary and storm sewers.
Edinborough Street is classified as a Local Road in the Official Plan requiring a right-of-way
width of 20m. The existing right-of-way width is 24.40m.
Within a 5-minute walking distance (400m) of the subject land, there is Transway 1A
Transit Windsor Bus providing north and south bound services along Howard Avenue
between downtown and south Windsor area.
There is also Dougall 6 Transit Windsor Bus within a 5-minute walking distance (400m) of
the subject land, providing north and south bound services along Dougall Avenue and
Ouellette Place between downtown and south Windsor area.
There is an existing overhead pole line in the east side parking lot.
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DISCUSSION:
1. PLANNING ACT
The Planning Act under section 34(1) prohibits the use of land, for or except for such
purposes as may be set out in the by-law within the municipality or within any defined area
or areas or abutting on any defined highway or part of a highway.
This application has been submitted in recognition of the above section of the Planning Act.
The proposed amendment is for a use (medical office with accessory pharmacy), which will
substantially increase the usability of the land/building, and the amendment also contains a
site plan showing parking area modifications plus proposed new parking spaces exceeding
5 in number. Therefore, the amendment meets the definition of a “development” per section
41(1) of the Planning Act.

2. PROVINCIAL POLICY STATEMENT (PPS) 2014
Section 1.3.2.1 of PPS 2014 requires planning authorities to plan for, protect and preserve
employment areas for current and future uses and ensure that the necessary infrastructure
is provided to support current and projected needs.
The proposed amendment will maintain the current industrial designation of the subject
employment area and also maintain the present industrial zoning of the subject land.
Therefore, s.1.3.2.1 of the PPS 2014 is satisfied.
An analysis of the Official Plan policies and Zoning provisions below, confirms that the
proposed zoning by-law amendment is consistent with the PPS.

3. OFFICIAL PLAN
Section 6.4 of the Official Plan states that “employment lands provide the main locations for
business and industrial activities.” Employment land uses are provided under two
designations: (i)Industrial and (ii)Business Park.
The subject land is designated Industrial in the land use schedule of the Official Plan
Volume 1. The objectives and policies set out under sections 6.4.1, 6.4.2 and 6.4.3 are
applicable to the subject land.
The proposed amendment will help to enhance the quality of the subject employment area
by allowing medical office use and accessory pharmacy use as complementary services
and amenities (support services) on the subject land. In addition, uses permitted in the
industrial land use designation include establishments which are “dependent upon, serve or
otherwise complement the industrial function of the area” [s.6.4.3.1(h)]. The medical office
use with an accessory pharmacy use appears to satisfy the aforementioned permitted use
policy.
The existing use of the subject land is for a permitted ancillary use, namely a club. The
proposed redevelopment of the site for medical office use with accessory pharmacy use
could be deemed a suitable replacement for the current club activities on the subject site.
To ensure that the subject land is protected and preserved for future employment activities,
the following planning matters need to be addressed:
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a. Will the proposed medical office use and accessory pharmacy use be detrimental to
the other industrial uses still operating in the area?
b. Will industrial activities be hindered on the subject land because of the proposed
medical office use and accessory pharmacy use?
Compatibility issues could arise when new industrial developments are proposed within the
subject site or abutting lands. To mitigate this potential compatibility concern it would be
necessary to restrict the proposed additional uses to the existing building. Such restriction
will help to protect and preserve the employment area for future industrial developments.
The proposed redevelopment meets the evaluation criteria set out under section 6.4.3.4 of
the OP Volume 1. The proposed medical office use with accessory pharmacy use is
a) Feasible with regard to the other provisions of the OP, provincial legislation, and
policies; though traffic generation and distribution is a municipal concern, a traffic
impact study has been requested to satisfy this criterion.
b) There is no secondary plan or guideline plan affecting the subject surrounding area
c) Although the subject land is capable of being provided with full municipal services
and emergency services, the applicant will be required to address matters regarding
services at the site plan approval stage.
d) There appears to be adequate off-street parking for the proposed redevelopment on
the site.
e) The proposed redevelopment is compatible with the surrounding area. The building
footprint is not changing; therefore, the siting, orientation and setbacks shall remain
as is, with minor modifications to parking and landscaped areas.
In addition to the above analysis, the evaluation criteria set out under section 11.6.3.3 of the
OP Volume 1 has also been considered. Planning staff awaits the submission of the
requested Traffic Impact study to determine if mitigation measures are required for the
proposed redevelopment (medical office with accessory pharmacy use) on the subject land.
Conformity with the Official Plan is maintained.

4. ZONING
The subject land is zoned Manufacturing District 1.2 (MD1.2) by By-law 8600. Appendix
“A” attached to this report, contains an extract from Zoning By-law 8600 regarding
permitted uses within the MD1.2 zoning.
Uses such as “Veterinary Clinic”, “club”, “health studio”, “restaurant”, “business offices”,
“ambulance service” are all listed as permitted uses within the Manufacturing District 1.2
(MD1.2); therefore, the “medical office use with accessory pharmacy use” is a fitting mix
with the aforementioned uses.
The proposed amendment is for a use or uses (medical office and accessory pharmacy
use), which are generally compatible with industrial uses; however, since a sleep clinic is
also being proposed, the applicant should be fully aware of the potential noise from the
nearby rail corridor and other surrounding industrial uses. The tenants could be forewarned
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by placing a noise and vibration warning clause in each rental agreement as requested by
CNR.

5. SITE PLAN
The proposed redevelopment meets the definition of a “development” per City of Windsor
Site Plan Control By-law 1-2004. Appendix “B” attached contains a site plan provided by
the applicant, and the site plan shows additional parking proposed in part of the area used
for volley ball. In addition, the proposed medical office use with accessory pharmacy use is
deemed a substantial increase in the usability of the subject land/building. Therefore, the
applicant is required to submit an application to the planning department for Site Plan
Approval.
The applicant will be required to enter into a site plan agreement with the City of Windsor,
and address the requirements of Transportation Planning Division, Engineering Division,
and Canadian National Railway, among other requirements.

6. APPLICABLE MASTER PLAN
Edinborough Street is designated to have a signed route by the Bicycle Use Master Plan
(BUMP). That means Edinborough Street is a roadway specifically signed to encourage
bicycle use.

7. ISSUES TO BE RESOLVED
None

8. ALTERNATIVES FOR CONSIDERATION
n/a

RISK ANALYSIS:
The proximity of the subject land to the CNR lends itself to potential risks. To reduce liability for
the City, CN’s noise and vibration warning clause should be included in the Site Plan Agreement
and the applicant/owner of the subject land should be required (through the site plan process) to
register CN’s Environmental Easement on title.

FINANCIAL MATTERS:
n/a

CONSULTATIONS:
1. DEPARTMENT AND AGENCIES
Comments from the municipal departments and external agencies are attached as Appendix
“C” to this report. There are no objections to the subject amendment. Below are some
important points arising from the comments shown in Appendix “C”:
Transportation Planning has requested the applicant to submit Transportation Impact Study that
will “make recommendations regarding transportation network improvements required as a
result of the proposed rezoning”. The Transportation Planning Division has also highlighted
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additional requirements for the approval of the proposed amendment.
Planning Department contacted the applicant’s agent on April 19, 2016, to inform him of the
requirement for Transportation Impact Study.
The Site Plan Approval process is the appropriate means for addressing the following additional
requirements/concerns from Transportation Planning Division:







Driveway Access
The designation of Edinborough Street for signed route (BUMP signage)
Signing and designation of proposed drop-off lane
Exterior pedestrian walkways
Pavement markings and signage drawings
Sidewalks on Edinborough Street

Transportation Planning Division and Engineering Division have stipulated the following
conditions for approval of the subject rezoning application:



Curb-cut for accessibility purposes, minimum number of bicycle spaces, and a lead walk –
Transportation Planning.
Site Plan Control Agreement, Site Servicing Plans, Street Opening permit, Sewer
Connections, Storm Detention, Sampling Manhole, and Encroachment Agreement –
Engineering Division.

The Planning Department considers the conditions more appropriate for discussion/
implementation at the Site Plan Approval stage; therefore, the above conditions are not included
in the recommendation section of this report.

2. PUBLIC NOTICE
The official notice will be advertised in the Windsor Star Newspaper as mandated by the
Planning Act.
All properties within 120m (400 feet) of the subject parcel will receive courtesy notice by mail
prior to the Planning Heritage and Economic Development Standing Committee (PHEDSC)
meeting.

CONCLUSION:
The requested by-law amendment for the purpose of redeveloping the former Teutonia Club site
to accommodate a medical office and accessory pharmacy use is consistent with the PPS 2014.
The subject amendment maintains conformity with the Official Plan and constitutes good
planning.
The Planning Division recommends approval of the applicant’s request with a holding provision,
removable upon the applicant/owner fulfilling the following: submission of a Transportation
Impact Study acceptable to the City Engineer, obtaining approved site plan, and entering into a
site plan agreement with the City.
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PLANNING ACT MATTERS:
Justina Nwaesei, MCIP, RPP
Planner II – Development Review
I concur with the above comments and opinion of the Registered Professional Planner.
Donald Wilson, MCIP, RPP
Manager of Development Applications
Thom Hunt, MCIP, RPP
City Planner
I am not a registered Planner and have reviewed as a Corporate Team Leader
SAH, City Solicitor
OC, Chief Administrative Officer

NOTIFICATIONS:
Name

Address

Email

Abutting property owners within 120 meter
(400 feet) radius of the subject land
Teutonia Club of Windsor/ Verein Teutonia
in Windsor (Owner); Contact: Dino Maggio

55 Edinborough St., Windsor
ON N8X 3C3

Mid South Land Development Corp
(Applicant, Valid Offer of Purchase);
Contact: Dino Maggio

3235 Electricity Dr., Unit D,
Windsor ON N8W 5J1

Dino Maggio (Agent)

3235 Electricity Dr., Unit D,
Windsor ON N8W 5J1;

Councillor Paul Borrelli

350 City Hall Square West 3rd
Floor, Windsor, ON, N9A 6S1

pborrelli@citywindsor.ca

APPENDICES:
1. Appendix
2. Appendix
3. Appendix
4. Appendix
5. Appendix

"A" -Extract from Zoning B/L 8600
"B" - Site Plan
"C" – Consultations
"D" - Site Photos
“E”- Draft By-law
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SECTION 18 - MANUFACTURING DISTRICTS l. (MD1.)
(2)

Manufacturing District l.2 (MD1.2)
(a)

Permitted Uses
(i)

In this sub-section, any product described as small shall not exceed
a maximum weight of 50 kilograms and a maximum volume of one
cubic metre;

(ii)

Any one (l) or more of the following industrial uses:

Food and
Beverage
Industries

l.

A food catering service; preparation packaging and
processing of food products, including a bakery, but
not including any of the following activities: rendering
of fats or oils; slaughtering or processing of poultry, fish
or meat products; processing of sauerkraut, vinegar, or
yeast; flour milling;

Secondary
Manufacturing

2.

Manufacturing from any of the following materials:
textiles; fur; glass; leather; paper; plastics; wood;
yarns; tobacco; rubber and rubberized products;

Pharmaceutical
Products

3.

Manufacture of cosmetics, drugs,
products, toiletries;

Electrical
Appliances

4.

Construction of electrical products, the
manufacture of small parts

Motor Vehicle
Parts

5.

Manufacture of small parts for motor vehicles;

Scientific,
Professional
and Industrial
Equipment

6.

Construction of scientific or professional
equipment; the construction of industrial
equipment;

Signs

7.

Construction or repair of electrical or other signs,
billboards or other commercial advertising
structures;

Tool and
Die

8.

Manufacture of moulds, dies, patterns; machine tools,
jigs, fixtures;

Miscellaneous
Manufacturing

9.

Manufacture of musical instruments, ceramics,
jewellery, toys, cutlery or other small metal products;
manufacture and application of protective coatings;

Warehousing

10.

Warehouse; storage tanks; self-storage facility;

Repairs/

11.

A light repair shop, a heavy repair shop;

pharmaceutical

Vehicle
Repair
Welding

12.

A welding shop for the welding of small
metal products;

(iii)

The operation of a water transportation facilities including a public or private
dock. Truck transportation facilities are not permitted except as an accessory
use to an industrial use permitted under sub-paragraph (ii), of this paragraph;

(iv)

Dry cleaning, dyeing, laundry;

(v)

Commercial printing, engraving, stereotyping, publishing; photographic
processing;

(vi)

A contractor's office; towing service, exclusive of an outdoor storage yard for the
storage of motor vehicles; building materials recycling centre;

(vii)

Veterinary clinic;

(viii)

A wholesale store; machinery, tool or equipment rental agency; gas bar;
automobile sales lot; a retail store for the sale of any one (l) or more of the
following: building supplies; tools, machinery and machine parts, home and
garden maintenance and repair equipment, recreational products, motor vehicle
parts; a coin operated car wash; automatic car wash; restaurant; take-out food
outlet; club; health studio; retail store for the sale of home furnishings and
appliances; drive-through food outlet; drive-through restaurant;

(ix)

Business offices;

(x)

A public parking area; ambulance service;

(xi)

Any use accessory to the foregoing uses, which may include the following:
A retail store in combination with and accessory to any industrial use permitted
in subparagraph (ii), of this paragraph, provided that the gross floor area of the
retail store does not exceed the greater of 25% of the gross floor area of the main
building or 15% of the lot area; a caretaker’s residence, an outdoor storage yard,
provided that there is not outdoor storage of sand or other aggregates; incidental
millwork related to the retail sale of lumber. [ZNG/3590]

(b)

Regulations
(i)

Maximum building height

-

14 metres

(ii)

Minimum Front Yard Depth

-

6 metres [ZNG/4046]

(iii)

Minimum side yard width:
from an exterior lot line

-

3 metres;

from a dwelling

-

6 metres;

(iv)

Minimum landscaped open
space yard

-

15% of the lot area;

(v)

The required yards shall be maintained exclusively as landscaped open
space yards, except that an access area may cross a required yard.

(vi)

Supplementary Regulations:
- See Section
2l re: Supplementary Use Regulations
22 re: Supplementary Lot Regulations
23 re: Supplementary Building Regulations
24 re: Parking Space Regulations
25 re: Parking Area Regulations

CONSULTATIONS – Comments Received
UNION GAS – Allison Branget, March 8, 2016
Union Gas has no issue with this application.
WINDSOR FIRE SERVICES – John Lee, March 22, 2016
No concerns with the rezoning to allow medical offices and a pharmacy at this location
WINDSOR POLICE SERVICES - Barry Horrobin, March 22, 2016
but the proposed uses trigger a renewed examination of the traffic impacts on Edinborough at
Ouellette. These revised uses will produce an increase to regular, ongoing traffic in the area and
the aforementioned intersection is a safety concern because it has no signal. Traffic in the other
direction (Edinborough at Howard) is not an issue due to the traffic signal there.
All other safety issues at this time can be effectively addressed during the site plan review
stage.
PLANNING POLICY – Michael Cooke, April 6, 2016
Policy section has no objection to the proposed rezoning.
ENVIRONMENTAL SERVICES – AnneMarie Albidone, March 8, 2016
No concerns.
ENWIN UTILITIES (Water Engineering) – Cecile Girard, March 15, 2016
No objection.
ENWIN UTILITIES (Hydro Engineering) - Cecile Girard, March 15, 2016
No objection. Enwin has an existing N/S overhead pole line in the east side parking lot with 27.6
kV primary and 120/208 volt secondary conductors
Note: there are existing customer owned 600 volt underground conductors in the west side
parking lot supplying the cell towers from Edinborough
PROPERTY ASSESSMENT - Roger Lauziere, March 8, 2016
2016 CVA (C
V
A
m )
“C ”
w
(Residential Taxable FULL) and CT (Commercial Taxable FULL) tax classes.
’
x
m
redevelopment proposal will have for effect of:




w

x

R
– the

changing the tax class to commercial
increasing the current assessment
increasing the municipal tax revenue

We have no objections and look forward to monitoring the progress of this redevelopment.

CANADIAN NATIONAL RAILWAY COMPANY (CN) - Raymond Beshro, March 9, 2016
CN notes the proximity of the subject lands to an active rail yard and the potential noise
sensitivity of the proposed use.
As such, if the City approves the application, CN requests that the attached environmental
easement be registered on title to forestall the future potential for noise complaints being
directed to the City, the proponent and the Railway. Furthermore, the following clause should
be inserted in all development agreements, offers to purchase, and agreements of Purchase
and Sale or Lease of each condo/rental unit, commercial or otherwise, within 1000m of the
railway right-of-way:
“W
:C
N
R w C m
have a rights-of-way within 1000 metres from the land the subject hereof. There may be
alterations to or expansions of the railway facilities on such rights-of-way in the future including
the possibility that the railway or its assigns or successors as aforesaid may expand its
operations, which expansion may affect the living environment of the residents in the vicinity,
notwithstanding the inclusion of any noise and vibration attenuating measures in the design of
the development and individual dwelling(s). CNR will not be responsible for any complaints or
claims arising from use of such facilities and/or operations on, over or under the aforesaid
rights-of-w .”
Lastly, CN recommends that the proponent review potential noise impacts and mitigate them
accordingly.
SCHEDULE A OR B
TRANSFER OF EASEMENT
(To be attached to Form 1 - Transfer/Deed of Land)
Interest/Estate Transferred
WHEREAS the Transferor is the owner of those lands located in the City of * and Province of
Ontario, being composed of *
“E
m
L
”;
IN CONSIDERATION OF the sum of TWO DOLLARS ($2.00) now paid by the Transferee to the
Transferor (the receipt and sufficiency of which are hereby acknowledged by the Transferor), the Transferor transfers
to the Transferee, its successors and assigns, a permanent and perpetual easement or right and interest in the
nature of a permanent and perpetual easement over, under, along and upon the whole of the Easement Lands and
every part thereof for the purposes of discharging, emitting or releasing or venting thereon or otherwise affecting the
Easement Lands at any time during the day or night with dust, smoke, fumes, odours and other gaseous and/or
particulate matter, noise, vibration and other sounds, light, liquids, solids and other emissions of every nature and
kind whatsoever arising from, out of or in connection with any and all present and future railway facilities and
’ L
,w
m
,
existing and all future renovations, additions, expansions and other changes to such facilities and all future
expansions, extensions, increases, enlargement and other changes to such operations (herein collectively called the
“O
Em
”).
THIS Easement and all rights and obligations arising from same shall extend to, be binding upon
and enure to the benefit of the parties hereto and their respective officers, directors, shareholders, agents,
employees, servants, tenants, sub-tenants, customers, licencees and other operators, occupants and invitees and
each of its or their respective heirs, executors, legal personal representatives, successors and assigns. This
Easement shall be read with all changes of gender and number as required by the context in each case and the
covenants and obligations of each party hereto, if more than one person, shall be joint and several.
Easement in gross.]

SITE PLAN APPROVAL OFFICER, LANDSCAPE ARCHITECT – Stefan Fediuk, March 22, 2016
Whereas “The applicant also proposes an upgrade to the existing parking layout including
provision of additional parking spaces on the existing volley ball pit, and some landscaping
k
.”
The site will be subject some level of Site Plan Review. I
q
‘H’
the Rezoning application until the proposed development has been approved by the Site Plan
Approvals Officer. Approval of a landscape plan by a Landscape Architect in good standing
with the Ontario Association of Landscape Architects (OALA) will be a requirement of that
application for the proposed landscaping in the parking area and around the foundation of the
facade improvements.
TRANSPORTATION PLANNER – Janelle Bastien, March 24, 2016
After a review of the subject lands pertinent to the subject application, Transportation Planning
has the following comments:













Edinborough Street is a municipal roadway classified as a Local road with an existing
right-of-way width of 24.4 metres. The Official Plan requires a 20 metre right-of-way
therefore a conveyance for right-of-way widening is not required.
Ouellette Avenue is a municipal roadway classified as a Local road with an existing rightof-way width of 27.5 metres. The Official Plan requires a 20 metre right-of-way therefore
a conveyance for right-of-way widening is not required.
Please note that the Central Box Environmental Assessment is under way which is likely
to recommend changes to traffic patterns in the area.
The two accesses shall conform to the TAC Geometric Design Guide for Canadian
Roads and the City of Windsor Standard Engineering Drawings (AS-203 and AS-204).
The site accesses shall maintain a minimum corner clearance of 15 metres from either
side of the proposed Edinborough Street/Ouellette Avenue intersection, as per the
Central Box Environmental Assessment.
The applicant is proposing two all-moves driveways on Edinborough Street. In keeping
with the direction of the Official Plan to minimize driveway proliferation (OP 7.2.1.12),
Transportation Planning requests that the applicant revise the site plan to consolidate
m k ‘
v
m ’v
driveways.
The Bicycle Use Master Plan (BUMP) states that Edinborough Street is designated to
have a signed route.
The proposed drop off lane shall be signed and designated to be a one way drop off
lane.
All exterior pedestrian walkways shall have a clear width of at least 1.5 m, in accordance
with AODA requirements for exterior paths of travel and shall be shown on the site plan.
Pavement Markings and Signage drawings shall be submitted with the site plan
and shall include pavement markings for pedestrian crosswalks.







Sidewalks are required on one side of all Local Roads. Sidewalks are currently not
provided on Edinborough Street. The Central Box Environmental Assessment proposes
a multi-use trail connecting Edinborough Street to Northwood Street; therefore, as a
condition of this application, the owner is requested to either construct, or provide a cash
contribution in lieu towards the construction of a multi-use trail across the entire frontage
of the site.
A Transportation Impact Study, prepared in accordance with the City of Windsor
Transportation Impact Study Guidelines and to the satisfaction of the City Engineer is
required for this application. The study shall make recommendations regarding
transportation network improvements required as a result of the proposed rezoning;
these improvements shall be provided gratuitously by the applicant as a condition of
rezoning approval. The study area shall include all proposed site accesses and both the
Howard Avenue/Edinborough Street intersection and the Hildegarde Street /Ouellette
Avenue/Ouellette Place intersection. Additionally, the future conditions should be
analyzed for the anticipated full build-out of this property.
As a condition of any future site plan approval, Transportation Planning will require:
o
o
o

A curb cut shall be provided in front of the main entrance of the building for
accessibility purposes; it should be shown on the site plan and shall comply with
Standard drawings AS- 403 and AS-404.
The minimum number of bicycle parking spaces is required on the subject
property and shall be shown on the site plan.
A leadwalk, which shall connect the future multi-use trail to the building entrance,
is required and shall be shown on the site plan.

ENGINEERING & GEOMATICS – Josie Liburdi & Adam Pillon, March 21, 2016
We have reviewed the servicing requirements of the above-noted subject land relative to a
rezoning application and have the following comments.
The subject property is located south of Edinborough Street and west of Howard Avenue. The
site is presently occupied by the Teutonia Club of Windsor and zoned MD 1.2.
Sewers
The subject site maybe serviced by a 250mm diameter PVC sanitary sewer and 750mm
diameter RCP storm sewer and 3 storm sewer connections, of which are located on
Edinborough Street.
Site servicing drawings will be required for storm, sanitary and water services for the subject
site. A sampling manhole is to be provided at the property line, if one does not already exist. If
possible, existing connections should be utilized in order to minimize work within the right-ofway.
The applicant will be required to submit a site servicing design and storm detention calculations
restricting storm water runoff to pre-development levels.
Right-of-Way
Edinborough Street is classified as Local Road requiring a 20m right-of-way by the Official Plan.
The current right-of-way width is 24.40m; therefore, land conveyance is not required.

The proposed site plan shows upgrades to the existing driveways. The driveway approach will
be constructed as per City of Windsor Standard Engineering Drawing AS-204. The driveway is
to be constructed with straight flares, and not raised curbs with the public right-of-way. A Street
Opening permit will be required for any work in the right-of-way.
The proposed landscape area shows a portion of it encroaching in the Edinborough right-ofway, therefore the applicant will be required to design the landscape as per Best Practice BP
3.2.2. or enter into an encroachment agreement with the City of Windsor for the proposed
landscape area that is encroaching.
In summary, we have no objections to the proposed property rezoning, subject to the following
requirements:
Site Plan Control Agreement – The applicant enter into an agreement with the City of Windsor
for all requirements under the General Provisions of the Site Plan Control Agreement for the
Engineering Department.
Site Servicing Plans – The owner agrees to submit a site servicing plan for the subject lands to
the satisfaction of the Chief Building Official, the City Engineer and ERCA in regulated areas,
prior to the issuance of any construction permits for the subject lands.
Street Opening Permit – The owner agrees to obtain street opening permits for sewer taps,
drain taps, curb cuts and driveway approaches from the City Engineer, prior to commencement
of any construction on the public highway.
Sewer Connections – the owner will be required to obtain a permit from the Engineering
Department to connect to existing sanitary and/or storm sewer connections. Existing
connections are to be utilized wherever possible at the entire cost and risk of the owner. If an
existing connection is not utilized, it shall be capped and abandoned to the satisfaction of the
City Engineer. If a new connection is required, it shall be installed, by trenchless method under
the existing pavement from the sewer main tap pit, except when specific consent is given by the
City Engineer.
Storm Detention - Prior to the issuance of a Building Permit, the applicant(s) shall agree to
retain a consulting engineer for the design and preparation of drawings, satisfactory to the City
Engineer and Executive Director of Development Services, for an internal stormwater detention
scheme to service the subject lands. The purpose of this scheme will be to ensure that the
m
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improved state, be restricted to no greater than the present flow from the subject lands. If these
drawings are approved, the applicant(s) shall agree to construct this storm detention scheme, to
the satisfaction of the City Engineer.
Sampling Manhole – Prior to the issuance of a Building Permit, the applicant(s) shall agree to
install a sanitary sewer-sampling manhole, if one does not already exist, at the property line of
j
C
’ C E
.
Encroachment Agreement – The applicant agrees to enter into an encroachment agreement
with the City of Windsor for any encroachments in the right-of-way, specifically the proposed
landscape area in Edinborough right-of-way, if the landscape does not meet Best Practice BP
3.2.2.

APPENDIX D – SITE PHOTOS (taken March 23, 2016)

Z-006/16

P-1

P-2

Partial view of the north & east facades (front & main entrance)
P-3

Full view of the east facade of the building
P-5

Partial view of the south (rear) facade, pkg & volley ball pit

Full view of the north facade of the building
P-4

View of the west side of the property
P-6

View of the easterly dwy access, part of soccer field and pkg
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APPENDIX D – SITE PHOTOS (taken March 23, 2016)
P-7

Partial view of the south (rear) of the subject property
P-9

Partial view of the pkg lot close to Edinborough Street
P-11

North & south sides of Edinborough St. near Ouellette Ave.

Z-006/16
P-8

Partial view of the parking lot opposite the main entrance
P-10

View of north side of Edinborough St. near Ouellette Ave.
P-12

North & south sides of Edinborough St. looking easterly
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BY-LAW NUMBER

-2016

A BY-LAW TO FURTHER AMEND BY-LAW NUMBER
8600 CITED AS THE "CITY OF WINDSOR ZONING BYLAW"
Passed the

day of

, 2016.

WHEREAS it is deemed expedient to further amend By-law Number 8600 of the Council of The
Corporation of the City of Windsor, cited as the "City of Windsor Zoning By-law" passed the 31st day of
March, 1986, as heretofore amended:
THEREFORE the Council of The Corporation of the City of Windsor enacts as follows:
1.

That subsection 1 of Section 20, of said by-law, is amended by adding the following paragraph:
“330. For the lands described as Plan 707, Pt Block A, closed Victoria Street, located on the south
side of Edinborough Street, west of Howard Avenue, ‘a Medical Office’ and ‘a Pharmacy as an
accessory use to the Medical Office’ shall be additional permitted uses in an existing building
on the subject land. [ZDM 8; ZNG-4647]”

2.
The said by-law is further amended by changing the District Maps or parts thereof referred to in
Section 3, of said by-law and made part thereof, so that the lands described in Column 3 are delineated by
a broken line and further identified by the zoning symbol shown in Column 5:
1.
Item
Number

2.
Zoning
District
Map Part

3.
Lands Affected

4.
Official Plan
Amendment
Number

5.
Zoning Symbol

1

8

Plan 707, Pt Block A, closed Victoria
Street, (located on the south side of
Edinborough Street, west of Howard
Avenue, and municipally known as 55
Edinborough Street).

n/a

S.20(1)H330

3.
That the holding (‘H’) symbol BE REMOVED when the property owner submits an application
to remove the ‘H’ symbol and when the following conditions are satisfied:
(i)

The property owner has signed the required Site Plan Agreement with The Corporation of
the City of Windsor for the proposed redevelopment on the subject land, and the
Agreement is registered; and

(ii)

A Transportation Impact Study, acceptable to the City Engineer, be submitted by the
property owner; and any mitigation measures identified by the Study be implemented at the
owner’s expense, to the satisfaction of the City Engineer and City Planner prior to
finalizing the Site Plan Approval.

DREW DILKENS, MAYOR

CLERK

First Reading
Second Reading
Third Reading

-

, 2016
, 2016
, 2016

SCHEDULE 2

1. By-law

has the following purpose and effect:

To amend the zoning of the lands located on the south side of Edinborough Street, west of Howard
Avenue, described as Part of closed Victoria Street, Plan 707, and municipally known as 55
Edinborough Street, by allowing a medical office with accessory pharmacy as additional permitted
use(s) on the subject land to facilitate the reuse/redevelopment of the existing club building.
This amendment restricts the expansion of the medical office and accessory pharmacy use
(support services) on the subject land so as to protect and preserve the undeveloped portions of the
subject land for core industrial developments.

2. Key map showing the location of the lands to which By-law

applies.

Item 8.3

Planning, Heritage & Economic Development Standing Committee
Meeting Held Monday, June 13, 2016

Bell-Coulter House, 793 Devonshire Road- Heritage Designation
Moved by: Councillor Sleiman
Seconded by: Member DiMaio
Decision Number: PHED 384
That the City Clerk BE AUTHORIZED to publish a Notice of Intention to Designate the
Bell-Coulter House, at 793 Devonshire Road, in accordance with Part IV of the Ontario
Heritage Act for the reasons attached in Appendix ‘A’.
Carried.
Councillor Payne was absent when the vote was taken on this matter.
Report No. S 77/2016 (Administrative
Report Attached which was previously
distributed as part of the Standing
Committee Agenda)
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Planning & Building Services
MISSION STATEMENT
Our City is uilt on relationships – between citizens and their government, businesses and public institutions, city
and region – all i ter o e ted, utually supporti e, a d fo used o the rightest future e a reate together

REPORT #: S 77/2016
Author’s Contact:
John R. Calhoun, Heritage Planner
519-255-6543 ext. 6179
j.calhoun@citywindsor.ca
Kristina Tang, Planner II- Revitalization
& Policy Initiatives
519-255-6543 ext. 6435
ktang@citywindsor.ca

Report Date: 4/6/2016
Date to Council: 6/13/2016
Clerk’s File #: MBA/12592

To: Mayor and Members of City Council
Subject: Bell-Coulter House, 793 Devonshire Road- Heritage Designation (Ward
4)

RECOMMENDATION:
That the City Clerk BE AUTHORIZED to publish a Notice of Intention to Designate the
Bell-Coulter House, at 793 Devonshire Road, in accordance with Part IV of the Ontario
Heritage Act for the reasons attached in Appendix ‘A’.

EXECUTIVE SUMMARY:
N/A

BACKGROUND:
The Bell-Coulter House, located at 793
Devonshire Road, was listed on the Windsor
Municipal Heritage Register on August 27,
2007.
In February 2015, owners of the property, the
Honourable Thomas James Carey and
Jennifer Carey requested heritage designation
for this property.

DISCUSSION:
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Proposal:
The request is to designate this property individually, under provisions of Part IV of the
Ontario Heritage Act regarding municipal designation.
Legal provisions:
Part IV, Section 27 of the Ontario Heritage Act provides for designation of “property
situated in the municipality that is of cultural heritage value or interest”. The Act
(27.(1.1)(c)) includes the requirement for “a statement explaining the cultural heritage
value or interest of the property and a description of the heritage attributes of the
property”. Also, there are provisions for a municipal heritage committee to be consulted
about a designation before the council makes a decision on it.
Ontario Regulation 9/06 provides criteria for designation under the Ontario Heritage Act.
Part 1.(2) of the regulation is underlined for emphasis:
“A property may be designated under section 29 of the Act if it meets one or more of the
following criteria for determining whether it is of cultural heritage value or interest:
1. The property has design value or physical value because it,
i. is a rare, unique, representative or early example of a style, type, expression,
material or construction method,
ii. displays a high degree of craftsmanship or artistic merit, or
iii. demonstrates a high degree of technical or scientific achievement.
2. The property has historical value or associative value because it,
i. has direct associations with a theme, event, belief, person, activity,
organization or institution that is significant to a community,
ii. yields, or has the potential to yield, information that contributes to an
understanding of a community or culture, or
iii. demonstrates or reflects the work or ideas of an architect, artist, builder,
designer or theorist who is significant to a community.
3. The property has contextual value because it,
i. is important in defining, maintaining or supporting the character of an area,
ii. is physically, functionally, visually or historically linked to its surroundings, or
iii. is a landmark.”
Designation requires consideration from Council in two steps: The Notice of Intent to
Designate (current step), which provides direction for the City Clerk to give notice to the
owner, a newspaper and others of Council’s intent to initiate the heritage designation.
After thirty days, and if there is no objection, the Council may pass a by-law to
designate the property in accordance with the Ontario Heritage Act.
The Bell-Coulter House meets more than one of the criteria for designation listed above.
Architectural Considerations:
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According to assessment and contract records, the house was constructed in 1922 by
locally prominent architects David W.F. Nichols and Hugh P. Sheppard. The rectangular
brick house is a two-and-one-half-storey building with a side gabled roof and deep
eaves. The front elevation is symmetrically balanced by double-hung window sashes,
an elaborate center door with portico and chimney at both ends. The eave and brick
details especially around the windows and the quarter circle and eyebrow windows are
unique details of the property.
The
building
was
constructed
primarily in the Colonial Revival style,
also known as Georgian Revival. The
house has an elaborate front door
portico. The front door is decorated
by a door crown framed with an
elliptical fanlight and sidelights.
Grooved board pilasters and slender
square wood columns with curved
underside pediment form the portico.
The peak of the pediment features a
cameo of a woman’s head – thought
to be the first owner’s wife Clara E.
Bell – with a popular 1920s bob
hairstyle. The two porches on the
north and west ends of the house
have square brick pillars and tongue
and groove ceilings. The property has
copper
eavestroughs
and
downspouts
with
symmetrically
angled eave returns, copper eave
hangers, and a wide wooden frieze board beneath the eaves. Two chimneys are visible
from the front of the house; the chimney on the north is functional and protrudes out
from the north main wall whilst the one on the south end is a faux chimney added for
symmetry.
The majority of the windows are wood framed double hung sashes with six panes over
a single pane. The second-storey windows on the front and both storey windows on the
north and south sides are decorated by wood shutters with cut-out bell motifs likely
designed to reference the Bell family who were the first owners. The blue-grey shutters
are fixed on the corners to the wall by shutter holders. Based on the cut-out pattern in
the shutters and the shutter holders, the shutters do not appear to be used functionally;
however, they have proportions to simulate operable wooden shutters. The triple sets of
windows in the front elevation and bay window on the south elevation demonstrate the
Colonial/Georgian Revival style. The front center of the attic has a hooded dormer with
an eyebrow semi-elliptical window. Other sides of the house have a variety of window
shapes, including quarter circle windows on the north side and a semi-circle window on
the south side.
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The building has unique decorative brick detailing
which demonstrates an element popular in the Tudor
revival style. The soldier brick belt course below the
second-storey window stretches across the entire
building. The varied orientations of bricks
surrounding the windows provide an additional
decorative element, especially to the three set
windows on the front next to the center door. The
windows generally have soldier brick lintels and
rowlock brick sills; stretcher and header brickwork
were also used to create the decorative patterns.
The rear portion of the building is
asymmetrical
with one-storey
portion and a porch with a gable
roof supported by two square brick pillars. A functional chimney on
the north end of the roof is visible from the west side. The subject
property also has a detached brick garage with a gable roof, a
square brick chimney, and three over one pane windows on its
sides.

121 Devonshire Road, Town of Walkerville 1924 Fire Insurance Plan, Sheet 7 Block 31

793 Devonshire Road, City of Windsor 1937 Insurance Plan, Volume 2, Sheet 207 Block 20-31
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793 Devonshire Road, City of Windsor 1953 Fire Insurance Plan, Volume 2, Sheet 207 Block 2031

Based on historical fire insurance plans (years 1924, 1937 and 1953), the main building
and detached garage appears to be largely original with few alterations or additions.
Earlier plans indicate that both the principal building and the detached garage were
constructed of brick with either shingles in mortar or asbestos shingle roofing. The
house is in good condition and has maintained much of its architectural integrity. The
Bell-Coulter house represents an excellent example of a Colonial Revival/Georgian
Revival style brick house from the 1920s in the Walkerville area.
The interior of the house is well-designed and maintained with some of the original
fixtures. The first floor spaces used by visitors were more elaborately designed than
other parts of the house that would not have been entered by visitors. Doors in the front
that would have been used by guests were made of walnut whilst the back doors likely
used for the family and servants were made of pine. The front door in the vestibule is a
pair of french doors, and further in the house there is a unique wooden door in the foyer
area. This door has the look of a french door however is panelled with ten mirror panes
on the side facing the main building entrance instead of glass. It is likely to have
provided a separation between the entrance, the kitchen and what was possibly the
servant’s room. The foyer also features wood crown moulding and picture rail hanging a
hardwood framed mirror and table set purportedly handed down from the original owner.
Original decorative light fixtures are in place throughout the house, where each room
has sconces that have unique designs to each room. Particularly, the light fixture in the
foyer is most elaborate with a turquoise floral design and two candle shaped bulbs. The
staircase is composed of dark wood with a simple, smooth, rounded spiral design at
ends.
Dark wood base trim and a large amount of hardwood built-in cabinetry can be seen in
rooms on the first floor. There are also two fire places in the house. One is located in
the dining room by the bay window and the other fireplace located in the drawing room
seems to be original and connects to the chimney on the north end. An original
servant’s bell box has been maintained in the hallway leading to the kitchen, as well as
laundry chute located close to the servant’s room. A black iron coal chute has been
retained on the rear elevation where coal used to be delivery by a coal truck from the
alley onto a driveway (removed in the 1990s) to the rear of the house. The interior
elements of the house are not included in the designation.
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Historical or Associative Considerations:
The subject property is located in the former Town of Walkerville, founded by Hiram
Walker the industrial entrepreneur from the United States. Walkerville was community
planned and almost entirely owned by Walker Family in the early 20th century.
However, the first inhabitants of the Walkerville lands were likely of the Ottawa tribe,
whose leaders included Pontiac. In 1765, following unsuccessful attempts to eliminate
the British newcomers, Pontiac granted what likely constituted the entire Walkerville
lands to Lieutenant Edward Abbott of the Royal Artillery Regiment and Alexis
Maisonville. Lieutenant Edward Abbott transferred the lands to Antoine Louis Labadie in
1769, whose grandson Eugene Hall inherited shares of the Labadie farm upon his
mother’s death. On December 22, 1856, Eugene Hall sold a portion of the Labadie farm
lands in lots 95 and 96 in the Township of Sandwich East, the County of Essex, to
Hiram Walker (1816-1899). Walker acquired additional parcels of lot 96 in the first and
second concessions of Sandwich East from grantors John Montreuil, Luc Montreuil and
Alexander Chapoton.
In 1858, Hiram Walker relocated his distillery from Detroit to Canada. The first phase of
development was limited to the area between Detroit River, Walker Road, Wyandotte
Street and Kildare Road. The streets were laid out in grid pattern and industries on the
north along Sandwich Street (now Riverside Drive) and on the east along Walker Road,
were separated from commercial residential districts to the south and west. By 1869,
Walkerville had been granted post-office village status. Parts of Lots 94, 95 and 96 of
Concession 1 of the Township Sandwich East was subdivided on September 8, 1879
under Registered Plan No. 211 in which the subject property falls under. The registered
plan consists of five north-south streets, five east-west streets including First (Kildare),
Second (Devonshire), Third (Argyle), Fourth (Monmouth) and Fifth (Walker); and five
east-west streets - Sandwich (Riverside), Assumption, Brant, Wyandotte and Tuscarora.
The 1884 fire insurance plans of Walkerville Distillery showed the distillery operations
mostly limited to the north and south sides of Sandwich Street (now Riverside Drive).
The majority of the employees of the distillery were housed in wooden dwellings south
of the Grand Trunk Railway Western Division. Development generally occurred
systematically on north south streets from Walker Road on the east to streets further
west, and southward from the railway. Up till 1884, only one block of the 66 feet
“Second Street” (or Devonshire Road) was developed between Assumption Street and
Brant Street. Walker also incorporated the Lake Erie, Essex and Detroit River Railway
in 1885 which spurred the growth of the distillery village further into a town with
diversified businesses.
By 1890, Walkerville had obtained town status as petitioned by Hiram Walker to protect
his village. The Walker family owned the Walkerville community and planned the streets
in a grid pattern, separating the distillery and other industrial uses with commercial and
residential uses, and engaged distinguished architects to design the early development
in the community. Through the Walkerville Land and Building Company, Walker
constructed and rented houses to his employees and provided amenities and facilities
such as street lamps, plumbing, fire and police protection, schools and churches.
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Walkerville was a self-sufficient model town. Devonshire Road became Walkerville
community’s main street where there was commercial development such as the
Walkerville Railway Depot, hotels, and the Canadian Bank of Commerce. The fire
insurance plan showed expansion of the distillery operations and additional brick
dwellings built mostly on the east side of Devonshire Road up to Tuscarora Street,
including houses for management and clergy on Devonshire Road. Furthermore, a
School House had been built on the southwest corner of Wyandotte Street and Second
Street.
However, by the early 1920s, the Walker family influence over the town ceased. The
town of Walkerville had reached its territorial maturity. According to land registry
records, Harry J. Bell, an insurance agent, purchased Lot 12 and the southern half of
Lot 10 Block P of Registered Plan 211 from the Walkerville Land & Building Company in
1920. Bell engaged the services of architecture firm Nichols & Sheppard for his
residence on Devonshire Road. Particularly, the shutters on the dwellings with bell
shaped cut-outs were probably designed to associate with the first owners of the
residence, and the cameo on the front portico pediment is believed to be a reference to
Harry’s wife Clara E. Bell. Assessment and contract records confirm that the dwelling
was constructed in 1922 with three occupants living at the subject property then
municipally addressed as 119 Devonshire. Bell also had an office at the Imperial
Building (two blocks north) which made the location of his dwelling and workplace very
close. The property was renumbered to 121 Devonshire Road by 1924. According to the
land deeds and city directories records, the property was transferred to Clara E. Bell in
1932, and the Bells lived on the property until 1935. Harry J. Bell died on Dec 26, 1947
in Oxley, Ontario.
By 1935, despite town residents’ preference for maintaining the independent town
status, City of Windsor’s territorial needs resulted in the amalgamation of Walkerville
into the City of Windsor in 1935. As a result of the amalgamation, the 1937 citywide
street renumbering process changed the subject property to 793 Devonshire Road. The
original number plate distributed in 1937 has been retained and affixed on the front
porch. The subject property also changed occupants in 1935. Dr William George
Coulter lived at the property from 1935 first as a tenant, then in 1940 bought the
property with his wife Dorothy E. Coulter. For many years after, the dwelling became
the residence of members of the Coulter family. Dr. W.G. Coulter was born in Windsor
and was a specialist in diseases of eye, ear, nose and throat. He received his Bachelor
of Medicine degree from Toronto in 1908 and his M.D. from Wayne State the following
year. He distinguished himself in World War I, serving in the fields of Europe until 1916;
he rose to the rank of Major. Following that time, he oversaw the eye, ear, nose and
throat clinic at the Duchess of Connaught Canadian Hospital, Buckinghamshire,
England. In 1921, he returned to practice in Windsor and was a prominent physician in
the city until his retirement in 1957. Dr Coulter passed away in 1965 and his wife
Dorothy Coulter sold the property to Hendrika Johanna Seferovic in 1986, who lived
there with her husband Peter Seferovic.
The present owners, Judge Thomas James Carey and his wife Jennifer Carey, are the
fourth owners of the property and have been living there since 2011. Carey is a
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graduate of the University of Windsor law school and was called to the bar in 1979. He
spent most of his career as a criminal lawyer before being appointed to the bench in
Windsor in 2010.
The property has been identified for many years as the “Bell-Coulter House”. The
subject property represents a physical component of an early Walkerville subdivision
and is illustrative of fine home constructed in the former Town of Walkerville in the early
decades of the twentieth century.
The architects - David W.F. Nichols and Hugh P. Sheppard - are significant to the
community and have several works listed or designated on the Municipal Heritage
Register. According to the Biographical Dictionary of Architects in Canada, the work for
Bell was the first collaborative work between Nichols & Sheppard during their
partnership between 1922 and 1924. Other works include the heritage-listed residence
for Charles S. King at Willistead Crescent and Devonshire Road. Subsequently,
together with architect George Masson, they designed many other notable and heritage
designated buildings such as the Young Men’s & Young Women’s Christian Association
building on Pelissier Street, John Campbell Public School, and a residential property for
Dr Charles W. Hoare at Willistead Crescent in Walkerville. Designation of the first
credited partnership work between Nichols and Sheppard on the Bell-Coulter House
would give recognition to their enduring buildings and designs.
Contextual Considerations:
The subject property is located on a visible corner on the northwest of Devonshire Road
and Cataraqui Street. It is part of the early 1879 subdivision (Registered Plan 211) that
was planned by Hiram Walker but which was left vacant for many decades. Meanwhile,
the surrounding lands to the west and south had been developed. The construction of
the Bell-Coulter house in 1922 filled in a visible vacant corner lot with a fine house of
massing and quality matching its neighbours, thus contributing to the overall
establishment of the neighbourhood.
The property is evocative of early streetscape of dwellings designed with rich
architectural styles. The architecturally interesting dwelling reinforces the special
character of Walkerville residential developments where each house is of a unique
design. Devonshire Road in particular was known as the main street of the town on the
north of Wyandotte Street, which made the south side of Wyandotte on Devonshire
prime locations for people to own residential properties. The intention for high quality
residential dwellings to be constructed on Devonshire Road is indicated by the
specifications enclosed in the original deed of land from the Walkerville Land and
Building Company to Harry J. Bell. The deed specified that the building had to be
detached and setback a certain distance from the street line. The dwelling had to have
external walls constructed of brick, or stone or brick veneer, and was to have a value of
no less than $12,000. These covenants kept a high standard of residential buildings
along Devonshire Road, many buildings of which are also found on the Windsor
Municipal Heritage Register and some designated, including: the three Hiram Walker &
Sons semi-detached houses at 514-18, 546-48 and 580 Devonshire Road, Thomas
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Reid House at 511 Devonshire Road, John Bott House at 547 Devonshire Road, 600
Block Hiram Walker & Sons semi-detached houses, McDougall-Stodgell House at 712
Devonshire and “Foxley” the Ambery-Isaacs House at 811 Devonshire. The Bell-Coulter
house contributes to the collection of high quality and grand homes built in the former
Town of Walkerville.
Other Considerations:
There is a low hedge along the property parcel that provides delineation between the
public and private property. This type of landscaping is common in Colonial
Revival/Georgian Revival properties and could be an optional element for present and
future owners of the property to consider maintaining to contribute to the stately
symmetrical appearance of the property. In addition, there are several mature trees
located on the public boulevard along Devonshire Road and Cataraqui Street adjacent
to the property. These public trees enforce the heritage character of the Walkerville
residential neighbourhood and should be preserved.
Official Plan Policy:
The Windsor Official Plan includes (9.0) “A community’s identity and civic pride is rooted
in physical and cultural links to its past. In order to celebrate Windsor’s rich history,
Council is committed to recognizing, conserving and enhancing heritage resources.”
Objectives include (9.2.4) “To increase awareness and appreciation of Windsor’s
heritage resources and encourage participation by individuals, organizations and other
levels of government in heritage conservation.”
Also, (9.3.2.1) “Council will identify Windsor’s heritage resources by: ... (c) Researching
and documenting the history and architectural and contextual merit of potential heritage
resources on an individual property basis”.
(9.3.6.1) “Council will manage heritage resources by: … (e) providing support and
encouragement to organizations and individuals who undertake the conservation of
heritage resources by private means”
(9.3.7.1) “Council will integrate heritage conservation into the development and
infrastructure approval process by: … (f) utilizing the demolition control provisions of the
Planning Act and the Heritage Act to assist in the protection of heritage buildings and
structures”

RISK ANALYSIS:
If designated, modifications or additions that affect any identified heritage feature will
require approval by Council, after consultation of the municipal heritage committee. If
not designated, inappropriate changes could be made to the building and demolition
may be more readily allowed.
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FINANCIAL MATTERS:
The City will pay the costs of legal notices and registering the by-law amendment with
the Land Registry. The Committee's heritage operating budget will cover the cost of the
designation plaque. Once designated, the owner could apply for grants from the City’s
Community Heritage Fund to repair features identified in the designation, and they could
request property tax reductions for the costs of eligible improvements under the City’s
heritage tax rebate program.

CONSULTATIONS:
The heritage planner and the policy planner met the owners on-site and discussed
identified heritage features.

CONCLUSION:
The Bell-Coulter house located at 793 Devonshire Road is a good representation of the
Colonial/Georgian Revival architectural style. It is located in an early 1879 subdivision
plan by Hiram Walker, and is representative of fine houses constructed in the early 20th
century in the Town of Walkerville. The first owner was Harry J. Bell and subsequent
owner was the prominent local physician William G. Coulter. The Architects for the
property, David W.F. Nichols and Hugh P. Sheppard, are locally significant and
recognized for many other heritage properties listed and designated on the Municipal
Heritage Register. Administration recommends initiating the designation process for the
Bell-Coulter House under Part IV of the Ontario Heritage Act to recognize and conserve
its historical, architectural, and contextual features for years to come.
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Appendix ‘A’: Proposed Heritage Designation By-Law
Reasons for Designation / Statement of Significance
Bell-Coulter House
793 Devonshire Road

Description of Historic Place
The Bell-Coulter House, 793 Devonshire Road, was constructed in 1922 at the northwest corner
of Devonshire Road and Cataraqui Street, on land that part of the original subdivision by Hiram
Walker in 1879. The dwelling is a two-and-one-half storey detached brick house in
Colonial/Georgian Revival style, representative of fine architectural houses during the first
decades of the twentieth century in the Town of Walkerville. Harry J. Bell, an insurance agent,
was the first resident of the building and subsequent owner Dr. William G. Coulter was a
prominent specialist physician in the City of Windsor. The house is the first listed collaboration
between locally renowned architects David W.F. Nichols and Hugh P. Sheppard.
Cultural Heritage Value or Interest
Design or Physical Value:
The Bell-Coulter House is an architecturally significant example of a house, designed and
constructed in Colonial Revival/Georgian Revival style, in the early decades of the twentieth
century in the Town of Walkerville. From the front facade, the rectangular brick house is two
and half storey with an elaborate front door with portico, overhead elliptical fanlight and
sidelights, a cameo of a women’s head on the peak of the porch pediment, and symmetrically
balanced windows with double-hung sashes. The house has a medium-pitched side gabled roof
and deep eaves, wide frieze board, a range of window including eyebrow, semi-circle and quarter
circles, and cut-out Bell motif wood shutters. The decorative brick detailing especially the
soldier brick stretch below the second-storey window, and the front window brick surrounds
demonstrate the incorporation of Tudor Revival elements in the design.
Historical or Associative Value:
The subject property is located in the planned community of Walkerville, which was originally
almost entirely owned by Hiram Walker, his family and his company. The property is part of the
1879 original subdivision directed by Hiram Walker, the founder of the Town of Walkerville. By
the 1920s, the Walker family were selling their Windsor investments. The subject property was
left undeveloped by the Walkerville Land and Building Company, who sold the property to
Harry J. Bell in 1920. According to assessment and contract records, the Bell-Coulter house was
constructed in 1922 by locally renowned architects David W.F. Nichols and Hugh P. Sheppard
for Bell. Nichols & Sheppard, together with George Masson, had a successful collaboration and
designed many notable institutional and commercial buildings in Windsor and Walkerville.
City directories and assessment rolls reveal that Harry J. Bell was an insurance agent, who also
had an office at the Imperial Building in the Town of Walkerville. Bell lived with his wife Clara
and family at the house until 1935. Specifically, the bell cut-out motif on the shutters of the
windows and the cameo women’s head on the front pediment peak may have been references to
the Bells. When Bell bought the property, it was addressed as 119 Devonshire Road in 1920, and
then renumbered to 121 Devonshire Road around 1924. In 1935, the Town of Walkerville was
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amalgamated into the City of Windsor, which resulted in the renumbering of the subject property
to 793 Devonshire Road in 1937. In the same year of the amalgamation, the Bells moved away
and Dr William George Coulter and his wife Dorothy, who bought the property in 1940, became
long-term residents of the property. Dr. W.G. Coulter was distinguished as a Major during World
War I, and a prominent specialist in diseases of eye, ear, nose and throat in Windsor. The BellCoulter house was his residence until his death in 1965.
Contextual Value:
The subject property is located on a visible corner on the northwest of Devonshire Road and
Cataraqui Street. It is part of the 1879 original subdivision (Registered Plan 211) that was
planned by Hiram Walker but which was left vacant for many decades. Meanwhile, the
surrounding lands to the west and south had been developed. The construction of the BellCoulter house in 1922 filled in a visible vacant corner lot with a fine house of massing and
quality matching its neighbours, thus contributing to the overall establishment of the
neighbourhood.
The property is evocative of early streetscape of dwellings designed with rich architectural
styles. The architecturally interesting dwelling reinforces the special character of Walkerville
residential developments where each house is of a unique design. Devonshire Road in particular,
was known as the main street of the town on the north side of Wyandotte Street, which made the
south side of Wyandotte on Devonshire prime locations for people to own residential properties.
According to the land deed to Harry J. Bell in 1920, the Walkerville Land and Building
Company required the construction of a high valued residential dwelling at the subject property,
likely to maintain the prestige of the real estate property in the area. Many of the surrounding
residential buildings along Devonshire Road are also found on the Windsor Municipal Heritage
Register and some are designated. The Bell-Coulter house contributes to the collection of high
quality and grand homes built in the former Town of Walkerville.
Character Defining Elements:
Exterior features that contribute to the design or physical value of the Bell-Coulter House:






Built c.1922
Two-and-one-half-storey matte glazed red brick main building
Colonial Revival/Georgian Revival Style elements, including:
o symmetrical facade features
o medium-pitched side gabled roof
o brick chimney protruding from north wall of main building and faux brick
chimney on the south side
o symmetrically angled eave return
o wide wooden frieze board
o portico with grooved board pilasters, slender square wood columns with curved
underside pediment and a metal roof
o accentuated front door flanked with wood framed elliptical fanlight and sidelights
o double hung, six over one wood sash windows on the north, east and south sides
o bay window on south elevation first floor
Other special features:
o hooded dormer with metal roof and eyebrow window
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o quarter circle windows on north side; semi-circle window on south side
o copper eavestroughs and downspouts
o wooden window shutters with bell shaped cut-out motif on the second floor of the
east elevation and both first and second floors on the north and south elevations
o porches on north and west elevations with square brick pillars
o soldier brick belt course below second floor windows
o brick detailing on window surrounds: soldier brick lintels, rowlock brick sills,
stretcher and header brick
o cameo of woman’s head on the peak of the porch pediment
o original street number plate affixed on porch from time of amalgamation in 1937


Detached original single car garage
o matte glazed red brick
o gabled roof with brick chimney on north end of ridge
o sash windows on north, east and west sides

Features that contribute to the historical or associative value of the Bell-Coulter House:







Part of the original subdivision directed by Hiram Walker and registered in 1879
Built as a well-preserved fine quality home in the former Town of Walkerville in the
early decades of the 20th century during the decline of the Walker family’s influence
Designed by locally renowned architects David W.F. Nichols and Hugh P. Sheppard
Constructed for insurance agent Harry J. Bell and wife Clara E. Bell
Owners include Dr. William G. Coulter who was a prominent specialist in diseases of
eye, ear, nose and throat in the city and his wife Dorothy E. Coulter

Features that contribute to the contextual value of the Bell-Coulter House:





Prominently located at the northwest corner of Devonshire Road and Cataraqui Street
Location on Devonshire Road, which was the former Town of Walkerville’s “main
street”
Architecturally rich house evocative of the unique home designs and high valued houses
in the prestigious areas of the former Town of Walkerville
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Appendix ‘A’: Proposed Heritage Designation By-Law
Statement of Significance
Ambery-Isaacs House – “Foxley”
811 Devonshire Road

Description of Historic Place
The Ambery-Isaacs House – “Foxley”, 811 Devonshire Road, was constructed in 1907 as part of
the Garden City second phase of the Town of Walkerville developments, at the southwest corner
of Devonshire Road and Cataraqui Street. The property, consisting of a two-and-one-half storey
detached dwelling, one-storey garage as well as landscaped grounds, designed in Arts & Craft
and Tudor Revival style, are representative of one of the architecturally finest properties
constructed in the former Town of Walkerville. “Foxley” was designed by internationally
renowned and locally significant architect Albert Kahn, and was the residence of Charles. C.
Ambery and then William H. Isaacs, who were both top executives in the Walker family
businesses. It is a residential landmark in the Walkerville area.
Cultural Heritage Value or Interest
Design or Physical Value:
The Ambery-Isaacs House - "Foxley" is a two-and-one-half-storey house designed in the Tudor
Revival and Arts and Craft architectural styles by architect Albert Kahn and constructed in 1907.
The building has an asymmetrical massing with projecting volumes and wall setbacks. It has
steeply-pitched multiple cross-gabled roofs with a slight flare at the base. It is constructed of red
brick on the ground floor and with stucco and decorative half-timbering on upper floors using
cypress wood. Numerous double-hung multi-pane window sashes in wood casing are on all
floors. The front facade is enhanced by a simple but elegant wooden front porch. There are two
prominent brick chimneys on the front and south sides of the house. The overall design, together
with well-landscaped grounds, was inspired by the English countryside cottage style and
emphasized picturesque handmade architecture in a time when mass factory production became
commonplace. The detail and quality of the design and construction makes “Foxley”
representative of one of the finest houses in the former Town of Walkerville.
Historical or Associative Value:
The subject property is located in the planned community of Walkerville, which was originally
owned almost entirely by Hiram Walker, his family and his companies. The property is part of
the second phase of development in the former Town of Walkerville, when the Walker brothers
planned for a portion of the town to be designed in the Garden City concept. “Foxley” was one
of the executive houses for high ranking managers in the Town of Walkerville and reflects the
high quality of life provided by the Walker family companies to their employees. Albert Kahn
was commissioned to design the property for the secretary of Hiram Walker & Sons Company,
Charles C. Ambery. While the ownership of the property was the Walkerville Land and Building
Company, Ambery and his family took residence at Foxley in 1907 until his death in 1915.
Subsequently, the company arranged for the successive secretary of the company William H.
Isaacs to live there and deeded the land to him and his wife Elizabeth Mary Isaacs in 1920.
Isaacs eventually became the director of the company, was instrumental in negotiating the sale of
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the distillery in 1927. He had close relations with the Walker Family and continued to be
responsible for their other interests and assets until his death in 1941.
“Foxley” is a fine work of an internationally recognized architect Albert Kahn, who was a
significant architect in the former town of Walkerville and has several works listed on or
designated on the Municipal Heritage Register. While he was still employed with the Mason and
Rice Architects, Kahn designed the beautiful interior of Hiram Walker & Sons Office Building,
which was instrumental in showcasing his talent and elevating his career. He started up his own
firm “Kahn and Associates” in 1895, and the Walker family were major patrons of his services.
His company was commissioned to design many properties for the Walker family and
companies, such as Willistead Manor (1899 Niagara Street), the Harrington Walker Manor (1948
St Mary’s Gate), Walkerville Town Hall, and Canadian Bank of Commerce. Kahn was also
sought after by other executives for construction of their residences in Walkerville. He preferred
to use historical period architectural styles for residential, institutional and commercial
properties, and in particular designed many of the residential properties in Walkerville using
elements of the Arts and Craft architectural style. Kahn is best remembered for being the most
influential architect in designing industrial buildings for automotive industries in both Canada
and the United States, that were utilitarian and brightly illuminated. Although Kahn was never
formally educated in architecture, he was able to create buildings in elaborate designs and
details. The Ford Powerhouse building in the former town of Ford City is one of his works.
Throughout his career, he is credited with over 1000 buildings, including a variety of industrial,
office and commercial buildings, and public buildings etc. Some of his most celebrated works in
the United States are the Fisher Building, the Conservatory on Belle Isle, the Edsel and Eleanor
Ford House, and the Detroit Athletic Club.
Contextual Value:
The large lot size and generous setback of Foxley and surrounding dwellings were part of the
Garden City concept that the Walker Brothers had envisioned in the second phase of the Town of
Walkerville’s development. The large lot size of Foxley and other dwellings nearby were
intentionally enlarged through a re-subdivision in 1903 to support the prestigious real estate
surrounding St Mary’s Anglican Church. The abundant greenery of large lots like Foxley served
as a gateway at the beginning of Cataraqui Street to the core pride of the town which included St.
Mary’s and Willistead Manor further to the south. The buildings around the church, including
Foxley, could be considered as one of the premier locations in the town since they were reserved
for Hiram Walker’s grandchildren (Harrington E Walker House on the same block as Foxley,
and the Hiram H. Walker House (since demolished) were located opposite to Foxley). These
series of houses were all designed by Albert Kahn and represent a collection of the finest homes
in the former Town of Walkerville.
The subject property is located on a visible corner on the southwest of Devonshire Road and
Cataraqui Street. Before the house to its south at 1978 St. Mary’s Gate (northwest corner of
Devonshire Road and St Mary’s Gate) was built, Foxley enjoyed unhindered views to St. Mary’s
Anglican Church. Foxley is undoubtedly one of the most recognizable landmark buildings in the
former Town of Walkerville.
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Character Defining Elements:
Exterior features that contribute to the design or physical value of the Ambery-Isaacs
House - "Foxley":





Built c.1907
Two-and-one-half storey building primarily constructed of red brick, half-timbering and infill
stucco
Tudor Revival and Arts and Craft Style elements, including:
Front (East) Side
o Large steeply-pitched cross gable roof on south end with slightly flared base, deep eave
overhang and half-timbered verge board
o prominent boxed/rectangular red brick chimney with decorative corbel and stone cap and
two decorative chimney pots
o Stucco infill with decorative cypress wood half-timbering on the attic floor and second
floor: attic floor with vertical half-timbering and second floor with varied timbering
patterns
o Long narrow double hung four over four sash window in wood casing under the front
main gable on attic floor
o Two steeply-pitched slightly flared gabled dormers with wood shingle cladding and
decorative rafters on the front east elevation and half-timbered verge board
o Pair of double-hung six over six window sash in wood casing in each front dormer on
attic floor
o Wood beam belt beneath each floor
o Decorative sculptured bracket fixture with happy and sad emotions beneath the attic floor
o Oriel window on the south end second floor with four narrow double-hung four over one
sash window with wood trim
o Two pairs of double-hung six over one window sash, with another smaller double-hung
four over one window with wood casing in the center of the second floor
o Wood trim belt beneath second floor
o Projecting rounded wooden brackets on first floor ledge and porch
o Red English bond brick on first floor walls
o First floor windows with wooden casing and installed with stone sills
o Bay window with four double hung six-over one window sash to the north of the front
porch on the first floor
o Two pairs of double-hung six over one window sash on north and south sides of the front
walls on the first floor
o Flat-roofed wooden square bracketed small porch supported by four square wooden
pillars with the word “Foxley” carved on the crown
o Decorative floral carving on the top corner of the exterior and interior of porch pillars
forming curved porch entryway, and wooden ceiling
o Curved wood moulding for front door entryway
o Wood door with curved top and decorative leaded glass pattern
o Squared redbrick pedestal with stone top leading to front porch
North Side
o Steep gable roof with simple wood rafters and half-timbered verge board
o Stucco infill with decorative cypress wood half-timbering on the attic floor and second
floor: attic floor with vertical half-timbering and second floor with varied timbering
patterns
o Triple double hung four over four window on attic floor with wood casing
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o Slightly sloped gable ledge beneath third floor
o Slightly sloped roof beneath attic floor with wide eave overhang and decorative wood
brackets
o Double-hung six over one window sash on second floor; single window on east end and
paired window on west end
o Red English bond brick on first floor walls
o Boxed bottom-half brick and top-half wood window projection on the east end with five
double-hung six over one window sash on first floor with decorative wood cornice
o Two small double-hung six over one window centered by one medium double-hung sixover one window sash on the west wall of first floor
West Side
o Large steeply-pitched cross gable roof on south end with slightly flared base, deep eave
overhang and half-timbered verge board
o One small double hung four over four window sash with wood casing on the attic floor
gable
o Low-pitched flat roof longitudinal dormer with wood shingle cladding on attic floor
o One small and one medium sized double hung six over one window sashes on the dormer
o Decorative wood brackets beneath the attic level
o Stucco wall on attic and second floor
o Projection of gable roof on north end extending beyond second floor balcony
o Balcony of stucco material on north end of second floor
o Three varied double hung window sash and one sash door with wood casing on second
floor balcony
o Three narrow leaded glass window on stair-well level enclosed by thick wood casing
o One large six over one window sash and one medium four over one double hung window
with wood casing on south end of second floor
o Wooden belt trim beneath second floor
o Red English bond brick on first floor walls
o Wood porch on north end
o Red brick projection on north end of wall with double hung six over one window sash
with wood casing and stone sill on south side of projection
o Curved arch vertical brick above sash door and above small four pane window with wood
casing and stone sill at center of south elevation
o Oriel window with four double hung six-over one window sash on the south end with
stucco at the bottom of the projection
South Side
o Rectangular red brick chimney end with depression in center of pillar, and decorative
corbel and stone cap, with three decorative chimney pots
o Steep gable roof and dormer on attic floor with half-timbered verge board
o Stucco infill with decorative vertical half-timbering on the attic floor and varied halftimbering on the second floor
o Triple double hung four over four window on attic floor with wood casing
o Decorative wood brackets beneath attic floor
o Three double hung windows with wood casing on the second floor
o Large wooden balcony on second floor with wood railings
o Flat-roofed wooden porch with bottom half red bricked topped with stone and top half
with square wood beams on first floor


Detached double car garage
o Gabled roof with wide eave overhang and simple rafter and half-timbered verge board
o Squared red brick chimney and stone cap on south east end of roof
4 of 5



o Wood brackets on corner of roof slope
o Stucco infill with cypress wood decorative vertical half-timbering on the gable
o Red brick structure with slanted angled walls at corners
o Garage door opening on north end and man door openings on east and south sides
Other special landscape features:
o Low hedge demarcating property boundaries
o Low square red brick pedestal stone-topped columns with one at south east corner of
property, two flanking front entry path at east side, and two in front of the front porch
o Low hedge surrounding front porch platform of house
o Majestic deciduous trees framing the building

Interior features that contribute to the design or physical value of the Ambery-Isaacs
House - "Foxley":


Arts and Craft Style elements
o Vestibule with decorative tiled floor
o Full length oak wood panelling in vestibule

Features that contribute to the historical or associative value of the Ambery-Isaacs House "Foxley":










Part of the second phase of development of the Town of Walkerville, particularly the portion
that was re-subdivided to reflect the Garden City concept envisioned by the Walker Brothers
Built as one of the finest homes in the former Town of Walkerville in its early years for top
executives of the Hiram Walker & Sons Company
Owned by the Walkerville Land & Building Company, but constructed for the secretary and
subsequent director of the Hiram Walker & Sons Company, Charles Clayton Ambery
Second resident was the successive secretary and director of the Hiram Walker & Sons
company, William H. Isaacs
Designed by internationally renowned and locally significant architect Albert Kahn

Features that contribute to the contextual value of the Ambery-Isaacs House - "Foxley":






Located at a visible corner on the southwest of Devonshire Road and Cataraqui Street
Located at the entrance of the “Garden City” developments where the large and generously
setback developments were gateways leading to the town’s pride St. Mary’s Anglican
Church
Architecturally rich house evocative of the unique home designs and high valued houses in
the prestigious areas of the former Town of Walkerville
One of the most recognizable neighbourhood residential landmarks
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Item 8.5

Planning, Heritage & Economic Development Standing Committee
Meeting Held Monday, June 13, 2016

International Playing Card Co., 1123 Mercer Street - Request for Demolition of
Heritage Register-Listed Property
Moved by: Member Foot
Seconded by: Councillor Holt
Decision Number: PHED 387
THAT the Clerk BE AUTHORIZED to issue a Notice of Intention to Designate the
International Playing Card Co., 1123 Mercer Street; and
THAT Administration BE REQUESTED to enter into a working committee with the
concerned parties to determine whether there is an opportunity for redevelopment of the
existing building.
Carried.
Councillors Marra, Kusmierczyk, Sleiman and member DiMaio voting nay.
Councillor Payne was absent when the vote was taken on this matter.
Report No. S 107/2016 (Administrative
Report Attached which was previously
distributed as part of the Standing
Committee Agenda)

Page 1 of 10

Planning & Building Services
MISSION STATEMENT
Our City is uilt o relatio ships – between citizens and their government, businesses and public institutions, city
and region – all i ter o e ted, utually supporti e, a d fo used o the rightest future e a reate together

REPORT #: S 107/2016
Author’s Contact:
John R. Calhoun, AICP
Heritage Planner
jcalhoun@citywindsor.ca
519-255-6543x6179
Kristina Tang
Planner II-Revitalization & Policy
Initiatives
ktang@citywindsor.ca
519-255-6543x6435

Report Date: 5/18/2016
Date to Council: 6/13/2016
Clerk’s File #: MBA2016

To: Mayor and Members of City Council
Subject: International Playing Card Co., 1123 Mercer Street - Request for
Demolition of Heritage Register-Listed Property

RECOMMENDATION:
I.
II.
III.

THAT the Clerk BE AUTHORIZED to issue a Notice of Intention to Designate the
International Playing Card Co., 1123 Mercer Street; OR
THAT if a request is made by the current owner to defer decision of the
application then that the matter BE DEFERED to a future meeting; OR
THAT City Council RECEIVE this report for information, thus allowing demolition
of the International Playing Card Co., 1123 Mercer Street, a property listed on the
Windsor Municipal Heritage Register.

BACKGROUND:
The International Playing Card Co. was listed on the Windsor Municipal Heritage
Register by City Council in 2008. Prior to that, the property had been included on what
was then referenced as the City’s Heritage Inventory.
On April 1, 2016, the Planning Department received an application for a Heritage
Alteration Permit to demolish the building from the owner, Nick Vitale & Sons. The
required submission for demolition of a property listed on the Register was determined
to need additional information. Based on the direction provided by the City’s Heritage
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Planner, a revised application (Appendix ‘A’) was received on May 3, 2016 and was
determined to be sufficient on May 18, 2016.

DISCUSSION:
Property Description
The subject property faces Mercer Street between Erie Street East and Giles Boulevard
East; the rear of the property is on McDougall Street. The 1928 building is generally
long and rectangular, with a small 1994 addition on the northwest corner. Driveways
access the northeast corner, the southeast corner (with a parking lot) and on the west
side from McDougall Street. The property is zoned Manufacturing District MD1.4.
Proposal
Demolition of the entire building is requested as the owners submit that the subject
property is under consideration as a potential site relocation for the interested party.
While the subject land is less than 4 acres in size, the interested party would “ideally
prefer approximately 7 acres of property therefore this property is being considered
along with adjacent lands. The proximately to Wigle Park is considered an asset.” While
the existing gross floor area of the building is 35,000 square feet, the “future
development of the property would require the construction of a 65,000 square foot
structure along with additional paved areas for parking and other uses. Green space is
also an essential requirement for the interested party. With site size constraints, the
interested party will require the building construction to be two storeys in order to
accommodate all the required facilities.”
The owners submit that “Should the interested party be successful in acquiring adjacent
properties, the interested party intends to construct facing Giles Boulevard”. The owners
have also expressed that “it would be cost prohibitive to work with the existing structure
to add an additional floor on the existing building”, and that “the applicant has not
determined the cost of renovation as this is not desirable for the interested party”.
Legal Provisions
Demolition of a property that is listed on the Windsor Municipal Heritage Register, but
not designated, requires the owner to file a notice of intent at least 60 days prior to the
work, under provisions of the Ontario Heritage Act. Information about the history of the
property must be submitted with the filing, and the 60 days starts when Administration
determines that the submission is complete. During this 60-day period the City Council,
after consulting with the heritage committee, may initiate designation of the property.
Once a property has a notice of intention to designate, demolition is halted through the
process and/or through appeals including the Ontario Conservation Review Board. As
an alternative, City Council could decide to take no action, which would have the effect
of allowing demolition to occur.
A notice of intention to designate must include a statement explaining the cultural
heritage value or interest of the property and a description of the heritage attributes of
the property. “Cultural heritage value or interest” is to be considered according to
Ontario Regulation 9/06, prescribed for the purposes of clause 29 (1) (a) of the Ontario
Heritage Act, Part IV [underlines for emphasis]:
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“A property may be designated under section 29 of the [Ontario Heritage] Act if it meets
one or more of the following criteria for determining whether it is of cultural heritage
value or interest:
1. The property has design value or physical value because it,
i. is a rare, unique, representative or early example of a style, type, expression,
material or construction method,
ii. displays a high degree of craftsmanship or artistic merit, or
iii. demonstrates a high degree of technical or scientific achievement.
2. The property has historical value or associative value because it,
i. has direct associations with a theme, event, belief, person, activity, organization
or institution that is significant to a community,
ii. yields, or has the potential to yield, information that contributes to an
understanding of a community or culture, or
iii. demonstrates or reflects the work or ideas of an architect, artist, builder, designer
or theorist who is significant to a community.
3. The property has contextual value because it,
i. is important in defining, maintaining or supporting the character of an area,
ii. is physically, functionally, visually or historically linked to its surroundings, or
iii. is a landmark.”
The “heritage attributes of the property” are those features that are considered
important to retain if any alterations to the property are proposed after designation. A
draft statement of significance is included as Appendix ‘B’.
This property has sufficient heritage attributes that make it eligible for designation.
Using the Brampton, Ontario priority scoring referenced by the City Council on February
2, 2015 (M34-2015), the International Playing Card Co. building scores a ‘B’.
City Council, after review by the heritage part of the Planning, Heritage & Economic
Development Standing Committee, has the option either to initiate a heritage
designation or to allow the demolition to proceed. An owner may appeal a proposed
designation to the Conservation Review Board, which after a hearing makes a
recommendation to the City Council for a final decision.
Design or Physical Considerations
The one storey building is designed in a simplified Art Deco architectural style. The front
facade of the building reflects designs more commonly used for commercial properties
and the common element of pilasters, setbacks, and geometric motifs used in Art Deco
styles. The front face of the brick building is symmetrical, articulated with a pediment at
the northeast and south east entrances, a variety of brickwork and stone detail, shaped
stone parapet and multi-faced pilasters.
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The decorative northeast and southeast entrances of the building feature an ovalshaped engraved stone emblem that has faded, and a stone band beneath it
surrounded by header, sailor and stretcher brick patterns. At the same height on other
faces of the wall, instead of a stone band there is a square stoned tilted to be a diamond
and herringbone bond, header, sailor, stretcher brick patterns surrounding it. The stone
band is engraved with the words “International” on it but it has faded with time and is
barely visible today. A variety of brickwork is used throughout other parts of the building,
including American bond brick on the main face of the wall, soldier course on the top of
the previous window positions and pilaster, and at the bottom of the building, rowlock
brick at the bottom of windows. Square stone blocks articulate the corners of the
pilasters and the corners of bands above the entrances and windows. Beneath the brick
at the bottom of the building is a stone foundation. The north and south face of the
property is similar but simpler design as the front east elevation with multiple pilasters.
The roof of the building features six large clerestory skylights which bring in natural light
to the building.
The west side of the property is set back far from McDougall Street and is simpler in
design. The majority of the original west wall is constructed in American bond brick
pattern and stone foundation, with smaller windows and rowlock brick sills on the wall. A
taller portion of the building is set back, with stone topped pilasters and tall multi-sash
clerestory wall windows. Around the center of the west face of the building is the auto
drive shed made of wood siding that is partially enclosed. South to the wood shed,
some of the multi-pane sash window can still be seen. The coal shed and brick coal
stack in the southwest corner of the building still remains.
The interior of the property has been changed since the property was sold by the
International Playing Cards Company. However, the original office space, with wood
panelling and glass partitioned offices has been retained on the northeast portion of the
building. The ceiling is constructed of wood ceiling and beams. Some of the partition
brick walls of the building have remained. The basement of the building is about a
quarter of the building and was used as a storage space. It has retained the boiler room
with three non-functional large steam boilers reflecting the past when heat was provided
by steam.
The long rectangular layout of the building with approximately 35,000 square feet was
designed to accommodate an assembly line of production. Cardstock was delivered
from Cincinnati and unloaded from the train spur on the south portion of the property.
From the southern portion of the building to the north, there was the stock room, the
press room, plating, print department, sorting room, and finished stock room to the north
of the building. The Auto Drive shed component on the northwest portion of the building
was made of wood. The building had power and light supplied by electricity, heat
supplied by steam, fuel supplied by coal, as well the building was installed with
automatic sprinklers throughout the building.
Since the International Playing Cards Company sold the property, the building has been
converted into rental units. The large multi-sash exterior windows of the building used in
the playing card factory have been bricked in and replaced by small windows. Some of
the pilasters on the front east side have been removed along with the stone detailing.
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Building permits indicate that there was also a gable roof warehouse addition to the
northwest corner of the property in 1994.
Historical or Associative Value
The subject property, municipally addressed as 1123-1167 Mercer Street, consists of
Part Park Lots 4 and 6 RP 125, Part Park Lot 5 RP 106 designated Part of Part 22
12R7169. Specific ownerships of the property throughout the years are described in the
table below:

The property has long been known to be the facility of the International Playing Card
Company. The history of the company began when a printing company named Russell,
Morgan & Co was founded in 1867. The company first began printing brands of cards in
1881, including the Bicycle playing cards which became the most popular of the
company brand in 1885. By 1894, the playing card business grew so successful that it
was separated into its own company - The United States Playing Card Company - in
Cincinnati, Ohio.
The United States Playing Cards products were sold in the Canadian markets. Based
on memorandums written by Wiley W. Moxley (who was the first president and general
manager of the International Playing Cards Company), by 1914, a Toronto branch was
established to prepare the cutting and finishing of playing card products until expansion
of the manufacturing facility was needed. Custom regulations changes in Canada meant
that operations had to expand to include the entire manufacturing process for playing
cards. By late 1917, the company had outgrown its Toronto facility. Windsor was
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chosen as the location for expansion because of the availability of manpower and the
shorter distance for delivery of raw materials from Cincinnati. Thereafter, the Ferry
Building at Riverside Drive was leased from April 1918. The business again outgrew its
facility and resulted in the company decision to build its own factory.
The United States Playing Card Company bought the vacant subject lands in June
1927. The company commissioned the construction of the current subject property and
business became operational at the Mercer facility by April 1928.

In January 1933, the company became a fully Canadian operation and its name was
changed to the International Playing Card Company, which addressed some of
consumers concerns with marketing Canadian-made product as otherwise. The new
name also permitted the company larger opportunities to trade with countries in Europe
whose markets gave preference to Canadian merchandise.
In 1935, the City of Windsor amalgamation took place, resulting in a citywide street
address renumbering in 1937. The subject property, which was municipally addressed
as 1071 and 1081 Mercer Street, became 1123 A and B Mercer Street.
By 1939, the International Playing Card Company absorbed its Montreal competitors,
the Canadian Playing Card Company and its subsidiary the Dominion Playing Card
Company. By 1961, technological advances meant there were new printing machines
available on the market. However, the company did not purchase the new machinery at
this facility hence the pressroom was discontinued and production was reduced to the
cutting, waxing and packaging of cards that had already been printed. The plant
continued to generate around 5 million decks of Bee and Bicycle cards, and other
popular brands such as the Texan and Congress. Based on a 1983 business
memorandum from then company president Duncan F. Brookbanks, the company had
developed into an export business mostly to Caribbean area and also to Ireland, New
Zealand and the Middle East. The company accounted for at least 50% and more of
Canadian sales. However, the Mercer Street facility shut down in 1989 and production
was moved to the United States. The property was then sold to Nick Vitale & Sons
Company in 1989, which renovated the building for their produce company and leased
parts of it to a variety of office and warehouse uses and small businesses.
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The property holds heritage value as a physical remnant of the company which
produced playing cards that are internationally recognizable. It contributes to the
understanding of Windsor’s industrial past.
According to the Biographical Dictionary of Architects in Canada, the subject property
was designed by locally significant architects John Robert Boyde and James Carlisle
Pennington. The Pennington and Boyde partnership began from 1920 to 1935, and
together, were responsible for many works that are listed and or designated on the
Windsor Municipal Heritage Register. Some of their collaborated designated works
include the Sacred Heart Church and Rectory, Knights of Columbus/Auditorium
Building, and listed works including Pascoe Building, Jackson Park Gateway, David
Maxwell School, St Jules School, Hôtel-Dieu five-storey hospital wing, and several
residential properties. The majority of Pennington & Boyde’s commissions were for
public institutions or residential properties. The International Playing Cards Company is
the only industrial building from the Pennington & Boyde partnership that is on the
Windsor Municipal Heritage Register.
Contextual Considerations
Before the subject building was constructed, a mixture of uses had already existed on
the block. There was the City owned Wigle Park to the north of the subject lands, which
had opened in 1911. To its south were several residential detached dwellings, which
was separated by a rail spur line to storage facilities on the southwest corner of the
block. However, that line is no longer in use. The industrial International Playing Card
building gives testament to past city practices which did not strictly control the
positioning of what might be considered incompatible uses adjacent to each other. The
character of the area remains as a variety of mixed uses to date. The subject property is
also one of the few remaining industrial heritage properties and is the only industrial
heritage property located in the core area of Windsor on the Windsor Municipal Heritage
Register.
For industrial property standards, the property has a beautiful facade fronting on to
Mercer Street, which makes it visually compatible with the residential uses to its east
and city park use to its north. The property does not have much of a major street
presence to its west as it is too far setback from the well-travelled McDougall Street.
Although the subject building has been longstanding and is a landmark to the immediate
neighbourhood, it is not widely recognizable to the larger community.
Official Plan:
The Windsor Official Plan includes (9.0) “A community’s identity and civic pride is rooted
in physical and cultural links to its past. In order to celebrate Windsor’s rich history,
Council is committed to recognizing, conserving and enhancing heritage resources.”
Objectives include (9.2.4) “To increase awareness and appreciation of Windsor’s
heritage resources and encourage participation by individuals, organizations and other
levels of government in heritage conservation.”
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Also, (9.3.2.1) “Council will identify Windsor’s heritage resources by: ... (c) Researching
and documenting the history and architectural and contextual merit of potential heritage
resources on an individual property basis”.
The Official Plan also states that “Council will protect heritage resources by: Requiring
that, prior to approval of any alteration, partial demolition, removal or change in use of a
designated heritage property, the applicant demonstrate that the proposal will not
adversely impact the heritage significance of the property …” (9.3.4.1.(c)) “Encouraging
the adaptive reuse of architectural and/or historically significant buildings and
structures” (9.3.4.1.(g))
(9.3.6.1) “Council will manage heritage resources by: … (e) providing support and
encouragement to organizations and individuals who undertake the conservation of
heritage resources by private means”
(9.3.7.1) “Council will integrate heritage conservation into the development and
infrastructure approval process by: … (f) utilizing the demolition control provisions of the
Planning Act and the Heritage Act to assist in the protection of heritage buildings and
structures”

RISK ANALYSIS:
The applicant has submitted that the parapet at the front elevation is in poor condition.
There have not been any structural defects reported. The Property Standards By-Law
has minimum standards City-wide. A risk is that if not permitted to be demolished, this
building may be minimally maintained by an owner that wants it demolished. For
heritage designated (not just listed) buildings, it has a higher standard that requires
maintenance of identified heritage features.

FINANCIAL MATTERS:
Annual municipal taxes for this property are approximately $22,772. If the building were
demolished, taxes would be reduced by approximately $14,719. If the property received
heritage designation, the owner could apply for rebates of up to 30% of the tax bill for
repairs to heritage features.

CONSULTATIONS:
Roger Lauziere, Manager of Property Assessment

CONCLUSION:
The proposed use for the property has not been publicly revealed. It is the
understanding of City Administration that it is not yet known if redevelopment is going to
proceed. Therefore the request is to keep this building in place rather than grant the
unknown possibility of new construction – or a vacant lot where a sound heritage
building once stood. If the new construction does move closer to reality the designation
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process may be stopped or reversed. If the owner requests deferral the 60-day
requirement for decision under the Ontario Heritage Act will no long apply. This will
provide an opportunity to evaluate a range of options including how the existing building
might be incorporated into a future redevelopment proposal.

PLANNING ACT MATTERS: N/A
APPROVALS:
Name
Michael Cooke
Thom Hunt
Wira Vendrasco
Shelby Askin Hager
Onorio Colucci

Title
Manager of Planning Policy
City Planner
Deputy City Solicitor
City Solicitor
Chief Administrative Officer

NOTIFICATIONS:
Name
Nick Vitale & Sons Limited
Bill Vitale
Jerry Vitale
Frank Fazio

Address
1125 Mercer St
Windsor ON N9A 1N8

Email

333 Wyandotte St E
Windsor ON N9H 3H7

ffazio@faziogiorgi.com

APPENDICES:
1. Appendix 'A' 1: International Playing Card Co. - Heritage Alteration Permit part 1
2. Appendix 'A' 2: International Playing Card Co. - Heritage Alteration Permit part 2
3. Appendix 'B': Proposed Heritage Designation By-law
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Appendix ‘A’: Proposed Heritage Designation By-Law
Statement of Significance
International Playing Card Company
1123-1167 Mercer Street

Description of Historic Place
The International Playing Card Company facility located at 1123-1167 Mercer Street, was
constructed in 1928. The property, consist of a one storey long brick building, designed with
simplified elements of the Art Deco style. The building is a work of locally significant architects
James Carlisle Pennington and John Robert Boyde. It is a landmark in its immediate
neighbourhood.
Cultural Heritage Value or Interest
Design or Physical Value:
The long one-storey building is designed in a simplified Art Deco architectural style. The front
facade of the building reflects designs typically used for commercial properties, and has the
common elements of pilasters, setbacks, and geometric motifs used in Art Deco styles. The front
face of the brick building is symmetrical, articulated with a pediment at the northeast and
southeast entrances, a variety of brickwork and stone detail, shaped stone parapet and multifaced pilasters. Stone emblems and engraved stone bands are positioned above the front
entrances.
Historical or Associative Value:
The International Playing Card Company began as a Canadian branch of the United States
Playing Cards company which was first established in Toronto in 1914. The expansion of
business, desire for additional help, and proximity to the States, resulted in its relocation to
Windsor. The Ferry Building on Riverside Drive was leased from 1917 until business outgrew
the facility. The subject property was commissioned to Pennington & Boyde and the subject
building became the manufacturing facility of the company from 1928 to 1989. The company
became an independent Canadian operation and renamed as the International Playing Card
Company in 1933. The International Playing Card accounted for half or more of Canadian
playing card sales during the 20th century. It produced popular brands such as the Texan,
Congress, and the Bee and Bicycle brands which were internationally recognizable and in
production to date. The property holds heritage value as a physical remnant of the company
which produced playing cards that are internationally recognizable. It contributes to the
understanding of Windsor’s industrial past.
According to the Biographical Dictionary of Architects in Canada, the subject property was
designed by locally significant architects John Robert Boyde and James Carlisle Pennington. The
Pennington and Boyde partnership began from 1920 to 1935, and together they were responsible
for many works that are listed and or designated on the Windsor Municipal Heritage Register.
Some of their collaborated designated works include the Sacred Heart Church and Rectory,
Knights of Columbus/Auditorium Building, and listed works including Pascoe Building, Jackson
Park Gateway, David Maxwell School, St. Jules School, Hôtel-Dieu five-storey hospital wing,
and other residential properties. The majority of Pennington & Boyde’s commissions were for
public institutions or residential properties. The International Playing Card Company is the only
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industrial building from the Pennington & Boyde partnership that is on the Windsor Municipal
Heritage Register.
Contextual Value:
The area is characterized by the mixture of uses on the block. Before the construction of the
subject building, the uses included the City owned Wigle Park to the north of the subject lands,
residential detached dwellings to its south, which was separated by a rail spur line to storage
facilities on the southwest corner of the block. The International Playing Card Company likely
chose the subject site due to the past existence of the rail spur line which is no longer in use
today. The industrial International Playing Card building gives testament to past development
patterns where incompatible uses were permitted to be positioned adjacent to each other. The
character of the area remains as a variety of mixed uses to date. The subject property is also
unique in that it is the only industrial heritage property located in the core area of the City that is
on the Windsor Municipal Heritage Register.
The industrial property has a decorative facade fronting on Mercer Street, which makes it
visually compatible with the residential uses to its east and city park use to its north. The
property does not have much street presence to the area to its west as it is too far setback from
the well-travelled McDougall Street. Although the subject building has been longstanding and is
a landmark to the immediate neighbourhood, it is not widely recognizable to the larger
community.
Character Defining Elements:
Exterior features that contribute to the design or physical value of the International
Playing Card Company:



Built in 1928
One storey building primarily constructed of brick in simple Art Deco architectural style
Northeast and Southeast Entrances
o Shaped stone parapet
o Low peaked pediment at northeast and southeast entrances
o Stone emblem at pediment
o Stone band below pediment, surrounded by header, sailor and stretcher brick
patterns and square stone pattern at corner of brick patterns
o Angled stone surrounded by herringbone bond, header, sailor and stretcher brick
o Engraved stone band
o Soldier course on the top of the previous window positions and pilaster, and at the
bottom of the building
o Square stone detailing on corners of entrance pilasters
Front (East), North and South Sides
o American bond brick work throughout
o Multi-faced brick pilasters
o Soldier course above and rowlock brick below original window positions
o Stone foundation
West Side
o American bond brick work and stone foundation
o Rowlock brick window sills
o Partially enclosed wood sided component around mid-length of the building
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o Taller building wall setback with stone topped pilasters and multi-sash clerestory
wall windows
o Wooden coal shed and coal stack on the south portion of the building
Features that contribute to the historical or associative value of the International Playing
Card Company:










Built as the manufacturing facility of the United States Playing Cards company which
later became the International Playing Card Company
The International Playing Card Company produced popular brands of cards including the
internationally recognizable brands of Bee and Bicycle cards
Building was the location of production for half or more of Canadian playing card sales
during the 20th century
Part of Winsor’s industrial heritage resulting from ideal location of proximity to the
United States border
Designed by locally significant architects James Carlisle Pennington & John Robert
Boyde

Features that contribute to the contextual value of the International Playing Card
Company:





Located in an area that reflects past development patterns with a mix of uses
Only industrial heritage property located in the Core area of the City on the Windsor
Municipal Heritage Register
Is a landmark to the immediate neighbourhood
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Item 8.6

Planning & Building Services
MISSION STATEMENT
Our City is uilt on relationships – between citizens and their government, businesses and public institutions, city
and region – all interconnected, mutually supportive, and focused on the brightest future we an reate together

REPORT #: S 49/2016
Report Date: April 27,2016
Author’s Contact:
Date to Council: May 9, 2016
Simona Simion
Clerk’s File #: ZB/12454 ZO/12455
Planner II- Research and Policy Support
phone: 519-255-6543 ext. 6397
email: ssimion@citywindsor.ca
Samantha Leger
Development Section Research
Assistant
phone: 519-255-6543 ext. 6438
email: sleger@citywindsor.ca
To: Mayor and Members of City Council
Subject: Application for Official Plan amendment and rezoning- 800 Block on the
west/east side of St. Luke Road and 800 Block on the west side of Albert RoadCorporation of the City of Windsor- OPA #107 and Z-005/16; Ward 5

RECOMMENDATION:
I. That OPA#107 BE ADOPTED to amend City of Windsor Official Plan, Volume 1,
Schedule D: ‘Land Use’ by re-designating the subject lands as follows: the west
side of the 800 Block of St. Luke Road from ‘Business Park’ to ‘Residential’; the
east side of the 800 Block of St. Luke from ‘Industrial’ to ‘Residential’ and, the
west side of the 800 Block of Albert Road from ‘Industrial’ to ‘Residential’ (see
attached APPENDIX A).
II. That Zoning By-law 8600 be amended for the subject lands as follows:
a. THAT an amendment to Zoning By-law 8600 BE APPROVED changing
the zoning of Lots 18-22 and Part Lot 23, Registered Plan 543, municipally
known as 0, 815, 817, 831, 845 & 857 St. Luke Road, situated west of St.
Luke Road, east of the North-South Alley between St. Luke Road and
Montreuil Avenue, North of Edna Street and South of Wyandotte Street
East from Holding Manufacturing District 1.4 (HMD1.4) to Residential
District 2.5 (RD2.5)
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b. THAT an amendment to Zoning By-law 8600 BE APPROVED changing
the zoning of Lots 11-17, Registered Plan 508 and Lots 9-14, Registered
Plan 507, municipally known as 810, 818, 830, 842, 852, 866, 868 and
880 St Luke Road and 807, 821, 833, 845, 861, 863 & 875 Albert Road,
situated west side of Albert Road and east side of St. Luke Road, north of
Edna Street and south of Wyandotte Street East from Manufacturing
District 1.1 (MD1.1) to Residential District 2.5 (RD2.5).

EXECUTIVE SUMMARY:
N/A
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KEY MAP
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APPLICATION INFORMATION
LOCATION:
800 Block of St. Luke and 800 Block west of Albert municipally known as 0, 810, 815,
817, 818, 830, 831, 842, 845, 852, 857, 866, 868 and 880 St. Luke Road and 807, 821,
833, 845, 861, 863 & 875 Albert Road
APPLICANT: The Corporation of the City of Windsor
PROPOSAL:
This application proposes to change the Official Plan designation and By-Law 8600
zoning categories of the 800 block on the west side of Albert Road and 800 block on the
east/west sides of St. Luke Road (located south of Wyandotte Street East and North of
Edna Street) to recognize the existing residential uses and to protect this area from
incompatible manufacturing uses.
The uses on the subject blocks are existing residential (a combination of single unit,
duplex and converted multiple unit dwellings). This application proposes to amend the
Official Plan designation from Industrial (800 block on the west side of Albert and east
side of St. Luke, excluding the property located at 895 Albert Road) and Business Park
(800 block on the west side of St. Luke) to a Residential designation. The proposed
zoning amendment recommends a change in zoning from Manufacturing District 1.1
(MD1.1) (800 block on the west side of Albert and east side of St. Luke) and Holding
Manufacturing District 1.4 (HMD1.4) (800 block on the west side of St. Luke) to
Residential District 2.5 (RD2.5) as to reflect the existing residential character of the
subject location. No new development or changes to the existing use of the built
structures on site is proposed as part of this amendment. It is important to note that the
property located at 895 Albert Road (at Edna Street) is excluded from this Official Plan
Amendment and Zoning By-Law amendment to protect and recognize its existing use of
a service garage.
The above proposal is a result of inquiries received in 2015 from Peter Crisp, the
property owner of 866-868 St. Luke Road
“What I'm proposing is that the whole block south of Wyandotte to at least Edna,
and east to Drouillard may be better off being rezoned to residential, with
perhaps commercial / light industrial buffer zone on Wyandotte and of course
grandfathering for current usage. I think that this would help to reduce one of the
root causes of derelict properties and land use conflicts in the area”
After reviewing Mr. Crisp’s request and in consultation with the affected property
owners, the Planning Department proceeded with the review of Official Plan
Amendment and rezoning application.
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SITE INFORMATION
800 BLOCK WEST SIDE OF ST. LUKE ROAD
Official Plan

Zoning/
ZDM

Current Use

Previous Use

Business
Park

HMD1.4

Single Detached Residential
Dwellings

Residential
since ~ 1920

ZDM 6
Average
Frontage

Average
Depth

Average Area

Total Area

Shapes

40 ft.
12.1 m

57.75 ft.
17.60 m

2310 sq ft.
214.6

12,400 sq ft
2
1152 m

Rectangular

800 BLOCK OF WEST SIDE OF ALBERT ROAD and EAST SIDE OF
ST. LUKE ROAD
Official plan

Zoning/
ZDM

Current Use

Previous Use

Industrial

MD1.1
ZDM 6

Single Detached Residential
Dwellings

Residential
since ~ 1920

Average
Frontage

Average
Depth

Average Area

Total Area

Shapes

40 ft.
12.1 m

100-110 ft.
30.5-33.5m

4400 sq ft.
2
408 m

335,478.8 sq ft.
2
31167 m

Rectangular

SITE HISTORY
The residences on the subject block were constructed in approximately 1900-1920. The
uses of this area have been residential since the construction of the homes
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ZONING MAP
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NEIGHBOURHOOD CHARACTERISTICS
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Surrounding Land Uses
The surrounding area has a variety of land uses. To the south of the subject location
there is an older large residential neighbourhood zoned RD1.3 which continues for
approximately 5 blocks, this neighbourhood consists of single dwelling homes and a 4
storey apartment complex. To the immediate west there is a car wash, to the east there
is a building used for manufacturing which is also listed on the Municipal Heritage
Register. To the north there is vacant land adjacent to the C.N. railway line as well as a
block of residential homes on the west side of St. Luke, north of Wyandotte Street E.
South-west of the site there is a truck and trailer storage yard. Additionally, the site is
approximately 220 meters east from the Walkerville Heritage Area which includes
commercial and residential land uses.
The 600-700 Block on the west side of St. Luke was not included in this Official Plan
and Zoning amendment as the block is more isolated from the other residential uses
given the large right of way of Wyandotte Street East. It is not a natural extension of the
current zoning by-law and as such, these homes are better suited as legal non
conforming uses.
The property located at 895 Albert Road, which is the south-eastern corner lot of the
subject block operates as Windsor Auto Electric, and in the past has also operated as
an auto garage and gas station since approximately the 1920s. The previous and
current uses on this property are not compatible with the requested amendment. Also
through consultation, the owner has requested the zoning to remain MD1.1. As such,
this property was not included as part of the subject area.
Municipal Infrastructure and Services
Transit Windsor service includes the Crosstown 2 Westbound and Eastbound bus and
bus stops are located directly north of the site on Wyandotte Street East. .
There is an existing bike lane along Wyandotte Street East and it is proposed to
continue south along St. Luke Road, as per the Bicycle Use Master Plan (BUMP).
Wyandotte Street East is classified as a Class II Arterial Road. St. Luke Road, Albert
Road and Edna Street are all classified as Local Roads. There is no on street parking
on Wyandotte Street East, however it is permitted on St. Luke Road, Albert Road and
Edna Street.
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DISCUSSION:
HISTORIC
City of Windsor Official Plan (1971-2000)
The City of Windsor Official Plan (1971-2000) set out land use designations and policies
for future development and redevelopment. Schedule ‘B’ Land Use of this Official Plan
as shown in APPENDIX B described the subject lands as ‘Industrial’. Permitted Uses
were manufacturing, warehousing, wholesaling, and a limited number of retail and
service commercial uses. Also, an Insurance Map from 1917 shows the subject lands
as residential (attached as APPENDIX C).
St Luke Corridor Study
In 2003 Planning Department conducted the St. Luke Road Corridor Study at the
request of the Planning Advisory Committee (June 2003). The Corridor Study examined
the land uses on and adjacent to St. Luke Road between Wyandotte St East and the
ETR Railway tracks (north of Seminole) including the lands subject of this amendment.
The purpose of the Corridor Study was to determine whether or not the Official Plan and
Zoning By-law 8600 provided sufficient opportunity for the redevelopment of vacant and
underutilized lands and buildings in this older industrial corridor and whether they
adequately protected the adjacent residential neighbourhood from loss of amenity
features. The St. Luke Road Corridor Study proposed that the west side of St. Luke
Road from Wyandotte St E to property located at 1235 St Luke be designated ‘Business
Park’ allowing office type uses, which are less likely to create nuisances or impact on
surrounding residential properties. There were no proposed changes for the east side of
the road designated ‘Industrial’ from Wyandotte St East to Edna St. Similarly, from Edna
to the ETR Railway tracks (north of Seminole) there was no change proposed from the
current designation of ‘Residential’. In order to meet the desired goals for the St Luke
Road Corridor and to implement the provisions of the study, on January 5 2004 City
Council approved the Council Resolution CR31/2004, attached as APPENDIX D.
PROVINCIAL POLICY STATEMENT (PPS) 2014
Section 1.4.3 of the Provincial Policy Statement clearly states the importance of
providing for an appropriate range and mix of housing for current residents. The subject
lands have existed as a residential land use for approximately 95years. This
neighbourhood provides a range of housing forms and tenures which support the
greater purpose and intent of section 1.4.3 as it relates to the provision of: affordable
housing; different housing forms and tenure; and a range of residential intensification
units in a compact urban form. This neighbourhood is currently serviced by
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infrastructure and public service facilities as well as active transportation and transit
facilities which together support the needs of the residents.
Under the provisions of Section 1.1.3.3 of the PPS, the City must also “...identify
appropriate locations and promote opportunities for intensification and redevelopment
where this can be accommodated taking into account existing building stock or areas...”
The proposed amendment will maintain the residential character of this neighbourhood
by allowing uses that are compatible with the existing residential uses.
The recommended amendment to the Official Plan and Zoning By-law 8600 are
consistent with the PPS. There is no effective ‘conversion’ of employment lands as
defined in the PPS, but rather a recognition of the existing residential fabric, structure
and neighbourhood that has been in existence since the 1920’s. The relevant policies of
the PPS are listed below.
1.1.3.1

Settlement areas shall be the focus of growth and development,
and their vitality and regeneration shall be promoted.

1.1.3.3

Planning authorities shall identify appropriate locations and
promote opportunities for intensification and redevelopment where
this can be accommodated taking into account existing building
stock or areas, including brownfield sites, and the availability of
suitable existing or planned infrastructure and public service
facilities required to accommodate projected needs.

1.4.3

Planning authorities shall provide for an appropriate range and mix
of housing types and densities to meet projected requirements of
current and future residents of the regional market area by:
a)

establishing and implementing minimum targets for the provision of
housing which is affordable to low and moderate income
households. However, where planning is conducted by an uppertier municipality, the upper-tier municipality in consultation with the
lower-tier municipalities may identify a higher target(s) which shall
represent the minimum target(s) for these lower-tier municipalities;

CURRENT OFFICIAL PLAN AMENDMENT
The City of Windsor Official Plan (Office Consolidation Sept 7 2012), identifies the
subject lands as being located in the East Windsor Planning District. Schedule D Land
Use of the Official Plan (as shown in APPENDIX E) designates the subject lands as
‘Business Park’ on the west side of St Luke and ‘Industrial’ on the east side of St Luke
Rd and west side of Albert Rd and the east side of St. Luke Road.
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Current Permitted uses in ‘Business Park’ land use designation area include: research
establishments, processing, offices, services, industrial research, training facilities,
communication, production uses, printing, publishing and other selected industrial uses
that do not require outside storage.
Current permitted uses in ‘Industrial’ land use designation area include: large size
facilities, outdoor storage, multi-modal transportation facilities, and service/repair
facilities. Ancillary permitted used include open spaces, convenience stores, adult
entertainment parlour, and motor vehicles sales.
Proposed permitted uses in ‘Residential’ land use designation area include: community
services, libraries, emergency services, community centres, and neighbourhood
commercial and minor institutional.
Under the current land use designations, uses that are not compatible with the
residential character of the area may be added and become a nuisance for the
residents. The proposed amendment will help protect and preserve the existing
residential character of the area.
Neighbourhoods are a fundamental component of Windsor’s urban structure and
occupy the greatest proportion of the City. Neighbourhoods are stable, low-to-mediumdensity residential areas and are comprised of local streets, parks, open spaces,
schools, minor institutions and neighbourhood and convenience scale retail services.
The City of Windsor Official Plan establishes objectives and policies in order to ensure
that the existing housing stock is maintained and rehabilitated.
RANGE OF
FORMS &
TENURES

6.3.1.1

To support a complementary range of housing forms and
tenures in all neighbourhoods.

NEIGHBOURHOODS

6.3.1.2

To promote compact neighbourhoods which encourage a
balanced transportation system.

INTENSIFICATION,
INFILL &
REDEVELOPMENT

6.3.1.3

To promote selective residential redevelopment, infill and
intensification initiatives.

MAINTENANCE &
REHABILITATION

6.3.1.4

To ensure that the existing housing stock is maintained
and rehabilitated.

SERVICE &
AMENITIES

6.3.1.5

To provide for complementary services and amenities
which enhance the quality of residential areas.
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SUFFICIENT
LAND SUPPLY

6.3.1.7

To ensure that a sufficient land supply for residential and
ancillary land uses is available to accommodate market
demands over the 20 year period of this Plan.

As shown above in Sections 6.3.1.3, 7.3.3.1, and 8.7.2.3, the Official Plan promotes
compact neighbourhoods and intensification initiatives.
ZONING
Excerpts from Zoning By-Law 8600 are attached as APPENDIX F
Currently the neighbourhood is zoned HMD1.4 (800 Block west side of St. Luke Road)
and MD1.1 (800 Block west side of Albert Road and east side of St. Luke Road). The
zoning by-law 8600 permits a wide range of industrial uses. The By-Law 8600 defines
“Industrial use” as the following:
“Industrial use means any main use involving one (1) more of the following activities:
assembling; communications; industrial research; industrial training facility;
manufacturing; power generation; processing; repairing; servicing; and maintaining of
motor vehicles, industrial, agricultural, commercial, consumer, or scientific equipment
and products; shipping; storing; transporting; warehousing; wholesaling.”
Given that none of the above uses are currently existing within the subject block of land,
and further could be considered nuisances to the existing residential homes, the current
zoning categories of HMD1.4 (800 Block west side of St. Luke Road) and MD1.1 (800
Block west side of Albert Road and east side of St. Luke Road) are not appropriate for
the site.
The proposed zoning (RD2.5) will permit the use of single unit dwelling, semi-detached
dwelling, duplex dwelling, town home dwelling and multiple unit dwelling (with a
maximum of 4 storeys in recognition of the existing uses being: single unit dwelling,
semi-detached dwelling, duplex and multiple unit dwellings exist on the subject lands.
These homes were built prior to the implementation of By-Law 728 and 8600 and have
existed as legal non-conforming uses; as such many of the properties have lot coverage
and setback deficiencies for any low density residential zoning category in the By-law.
For example many of the existing dwellings have more than 50% lot coverage and
minimal front and side yard setbacks, which do not conform to any single unit dwelling
allotment in the By-Law 8600. The recommended RD2.5 zoning category allots for the
largest lot coverage (that of 45% lot coverage for single unit dwellings, 50% lot
coverage for semi detached buildings and 50% lot coverage for a multiple unit dwelling)
of all single unit residential zoning categories and also has the smallest front yard
setbacks (3 metre for single unit with detached garages and 6 metre for duplex or
multiple dwelling) and side yard setbacks (1.2 metre one side and 2.5 metre other side)
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which most accurately comply with that of the existing dwellings. The RD2.5 zoning was
chosen as it best matches the existing built form on site. Given the provisions within
RD2.5 compared to that of the existing neighborhood, the resulting variances from the
proposed zoning will be minor in nature. Therefore, the RD2.5 zoning category is
compatible with the established uses on site
Further, if new development is to occur the RD2.5 promotes positive residential
development for the area that will match the characteristic residential style and intensity
of the southern residential neighborhood. The RD2.5 zoning is an appropriate zoning
category for the subject blocks.
SITE PLAN CONTROL
As there are no proposed changes to any of the existing buildings on site, this
application is exempt from Site Plan Control at this time.

RISK ANALYSIS: N/A
FINANCIAL MATTERS:
The financial costs of this application were very minimal being mailing costs and
administrative time, as the application was city initiated.

CONSULTATIONS:
Comments received from municipal departments and external agencies are attached in
APPENDIX G, below are some notable comments:
Public Works Engineering and Geomatics requested the following:
“A gratuitous land conveyance of 4.6m by 4.6m (15’ x 15’) corner cut off is required at
the intersection of Wyandotte Street East and St. Luke Road and at the intersection of
Wyandotte Street East and Albert Road, as per the Official Plan.”
As this application was initiated by the City this request cannot be recommended as part
of this report. At the time of future development on either of these lots, depending on the
nature of the application, the request may be subject to the above mentioned
conveyance.
PUBLIC NOTICE
In order to facilitate public consultation in this process, a flyer with a suggested Official
Plan and zoning amendment was hand distributed to all affected property owners on
January 29th 2016. All property owners were given an open comment period between
January 29th 2016 and February 19th 2016. In total, the Planning Department received
Page 13 of 16

back 6 inquires from affected property owners via phone and email. Summarizations of
these comments are attached in APPENDIX H.
An advertisement will be placed in the Windsor Star as mandated by the Planning Act.
A courtesy notice was mailed to all property owners and tenants within 120 metres of
the subject block.

CONCLUSION:
It is being recommended that the subject lands be redesignated in the Official Plan to
‘Residential’ given that the amendment supports the policies of the PPS and the Official
Plan.
The RD2.5 zoning category promotes residential development which matches the
pattern and style of development that is existing in the subject block, and will ensure
that if any future development occurs, it will be consistent with the surrounding
residential neighborhood. The recommended change to the zoning by-law will be in
conformity with the Official Plan upon the coming into affect of the concurrent Official
Plan Amendment (OPA #107). This amendment constitutes good planning.
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PLANNING ACT MATTERS:

Simona Simion, Planner II- Research and Policy Support
Samantha Leger, Development Section Research Assistant
Michael Cooke, Manager of Planning Policy RPP, MCIP

I concur with the above comments and opinion of the Registered Professional Planner.

Don Wilson, Manager of Development Applications, RPP, MCIP

Thom Hunt, City Planner, RPP MCIP

I am not a registered Planner and have reviewed as a Corporate Team Leader

SAH

OC

APPROVALS:

Name

Title
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NOTIFICATIONS:

Name

Address

Email

All affected property owners
All abutting Property owners
within 120 meters
Councilor Sleiman

APPENDICES:
1. Appendix A: Schedule A – Subject Lands
2. Appendix B: Land Use Map of City of Windsor Official Plan1971-2000
3. Appendix C: Employment Projections
4. Appendix D: St Luke Corridor Study - CR31/2004
5. Appendix E- Schedule D: Land Use Map of Current City of Windsor Official Plan
6. Appendix F- Excerpts from the Zoning By-Law 8600
7. Appendix G: Comments received from municipal departments and external agencies
8. Appendix H: Consultations from the Public
9. Appendix I- Insurance Map
10. Draft By-Law: Official Plan Amendment
11. Draft-By Law: Zoning Amendment
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APPENDIX “D”: OPA #38

OPA #38
I.

That the St Luke Road Corridor for lands on St Luke Road between Wyandotte Street
East and the ETR train tracks (north of Seminole) BE ADOPTED
II. That the Official Plan re-designations recommended in the guideline plan for the lands
on the west side of St Luke BE APPROVED

The following Official Plan re-designations were implemented: west side of St Luke Rd
from Wyandotte St E to the north limit 1235 St Luke Road from Industrial to Business
Park
In order to implement the provisions of these new Official Plan designations, the
following Zoning changes were also proposed: on the west side of the St Luke Road
from Wyandotte but not including 1235 St Luke Road from MD1.1 (light industrial) to HMD1.4. The MD1.4 zone permits a variety of office, service/repair and light industrial
uses.
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OPA# 2 - Approved: Dec. 11, 2000
OPA#13 - Approved: Nov. 22, 2001
OPA#17 - Approved: Jan. 3, 2002
OPA#18 - Approved: Mar. 15, 2002
OPA#21 - Approved: July 16, 2002
OPA#12 - Approved: Aug. 21, 2002
OPA#24 - Approved: Oct. 7, 2002
OPA#23 - Approved: Oct. 9, 2002
OPA# 5 - Approved: Oct. 29, 2002
OPA#27 - Approved: Dec. 16, 2002 (Superseded by OPA #40)
OPA#28 - Approved: Dec. 16, 2002
OPA#30 - Approved: Apr. 7, 2003
OPA#31 - Approved: Apr. 14, 2003
OPA#32 - Approved: May 5, 2003
OPA#34 - Approved: May 20, 2003
OPA#33 - Approved: June 2, 2003
OPA#35 - Approved: Aug. 11,2003
OPA#37 - Approved: Feb 19, 2004 (Superseded by OPA #40)
OPA#36 - Approved : March 3, 2004
OPA#39 - Approved : March 26, 2004
OPA#38 - Approved : July 21, 2004
OPA#40 - Approved : July 21, 2004
OPA #44 - Approved : January 6, 2005
OPA #47 - Approved : May 10, 2005
OPA #48 - Approved : August 18, 2005
OPA #59 - Approved : March 27, 2007
OPA #62 - Approved : June 15, 2007
OPA #64 - Approved : September 20, 2007
OPA #60 - Approved : May 7, 2007 (Former Township of Sandwich South)
OMB Decision/Order No. 2667 - October 5, 2007
OPA #70 - Approved : April 20, 2009
OPA #73 - Approved : September 7, 2006
OMB Decision/Order No. 2513 - February 12, 2009
OPA #74 - Approved : December 4, 2009
OPA #80 - Approved : November 22, 2010
OPA #97 - Approved : October 6, 2014
OPA #103 - Approved : June 1, 2015

APPENDIX “F”: EXCERPTS FROM THE ZONING BY-LAW 8600
(l)

MANUFACTURING DISTRICT 1.1 (MD1.1)
(a)

but

Permitted Uses
(i)

In this sub-section, any product described as small shall not exceed a
maximum weight of 50 kilograms and a maximum volume of one cubic
metre;

(ii)

Any one (l) or more of the following industrial uses:

Food and
Beverage
Industries

l.

A food catering service; preparation packaging and
processing of food products, including a bakery,
not including any of the following activities:
rendering of fats or oils; slaughtering or processing
of poultry, fish or meat products; processing of
sauerkraut, vinegar, or yeast; flour milling;

Secondary
Manufacturing

2.

Manufacturing from any of the following materials:
textiles; fur; glass; leather; paper; plastics; wood;
yarns; tobacco; rubber and rubberized products;

Pharmaceutical

3.

Manufacture of cosmetics, drugs, pharmaceutical

Products

Electrical

products, toiletries;

4.

Appliances

Construction of electrical products, the manufacture
of small parts therefore.
(AMENDED by B/L 8614,June 23/86)

Motor Vehicle

5.

Manufacture of small parts for motor vehicles;

Parts

Scientific

(AMENDED by B/L 8614, June 23, l986)

6.

and Industrial

Construction of scientific or professional equipment
the construction of industrial equipment;

Professional

(AMENDED by B/L 8614, June 23/86)

Equipment

Signs

7.

Construction or repair of electrical or other signs,
billboards or other commercial advertising structures;

Tool and

8.

Die

Miscellaneous

Manufacture of moulds, dies, patterns; machine tools,
jigs, fixtures;

9.

Manufacturing

(AMENDED by B/L 8614, June 23/86)

Manufacture of musical instruments, ceramics,
jewellery, toys, cutlery, or other small metal
products; manufacture and application of
protective coatings;
(AMENDED by B/L 8614, June 23/86; B/L 370-2001, Nov. 15, 2001)

Warehousing

10.

Warehouse; storage tanks; self-storage facility;
(AMENDED by B/L 8614, June 23/86; B/L 370-2001 Nov. l5, 2001)

Repairs/
Motor
Vehicle

11.

A light repair shop, a heavy repair shop;

Repair
Welding

12.

A welding shop for the welding of small
metal products;

(iii)

The operation of a water transportation facilities including a public or
private dock. Truck transportation facilities are not permitted except as
an accessory use to an industrial use permitted under sub-paragraph (ii), of
this paragraph;
(Amended by B/L 324-2004, approved by OMB Decision/Order 1695, issued June 13, 2006)

(iv)

Dry cleaning, dyeing, laundry;

(v)

Commercial printing, engraving, stereotyping, publishing; photographic
processing;

(vi)

A contractor's office; towing service, exclusive of an outdoor storage yard
for the storage of motor vehicles; building materials recycling centre;
(AMENDED by B/L 363-2002, Dec. 31, 2002 AND by B/L 142-2006, Aug. 24, 2006)

(vii)

Veterinary clinic;

(viii)

A wholesale store; machinery, tool or equipment rental agency; gas

(AMENDED by B/L 370-2001, Nov. 15, 2001)

bar; automobile sales lot; a retail store for the sale of any one (l) or
more of the following: building supplies, tools, machinery and machine
parts, home and garden maintenance and repair equipment, motor
vehicle parts; a coin operated car wash; automatic car wash; take-out
food outlet; micro-brewery; existing club;
(AMENDED by B/L 9057, July 7/87 and B/L 10238, May 30, l990 AND AMENDED by B/L 33-2001,

October 23, 2001, OMB Decision/Order No. 1716, OMB Case No. PL010233 AND B/L 370-2001,
November 15, 2001 AND AMENDED by B/L 375-2004, Dec. 21, 2004)

(ix)

A public parking area; ambulance service;
(AMENDED by B/L 363-2002, Dec. 31, 2002)

(x)

Any use accessory to the foregoing uses, which may include the
following: a caretaker's residence; an outdoor storage yard, provided
that there is no outdoor storage of sand or other aggregates; incidental
millwork related to the retail sale of lumber.

(b) Regulations

(i)

Maximum building height

-

14 metres

(ii)

Minimum Front Yard Depth

-

6 meters [ZNG/4046]

(AMENDED by B/L 48-2014, April 15/2014)

(iii)

(iv)

Minimum side yard width

-

from an exterior lot line

-

3 metres;

from a dwelling

-

6 metres;

Minimum landscaped open

-

15% of the lot area;

space yard

(v)

The required yards shall be maintained exclusively as landscaped
open space yards, except that an access area may cross a required
yard.

(vi)

Supplementary Regulations:
- see Section
2l re: Supplementary Use Regulations
22 re: Supplementary Lot Regulations
23 re: Supplementary Building Regulations
24 re: Parking Space Regulations
25 re: Parking Area Regulations
(AMENDED by B/L 370-2001, November 15, 2001)

MANUFACTURING DISTRICT 1.4 (MD1.4)
(ADDED by B/L 370-2001, November 15, 2001)

(a)

Permitted Uses

Offices

(i)

Business, financial and medical offices;
(AMENDED by B/L 141-2006, Aug. 24, 2006)

Studios

(ii)

Professional studios;

Research

(iii)

Scientific, medical, optical or dental laboratory;
research facility;

School

(iv)

Commercial school; school;

Industrial

(v)

Any one (1) or more of the following uses:

1. A food catering service;
preparation and
packaging of food products, including a bakery;
2. Manufacturing from any of the following
materials: textiles; fur; glass; leather; paper;
plastics; wood; yarns; tobacco; rubber and
rubberised products;
3. Manufacturing
of
cosmetics,
pharmaceutical products, toiletries;

drugs,

4. Construction of small electrical products;

5. Manufacturing of small parts for motor
vehicles;

6. Construction
equipment;

of

scientific

or

professional

7. Construction or repair of electrical or other
signs, billboards or other commercial
advertising structures;

8. Manufacturing of moulds, dies, patterns;
machine tools, jigs, fixtures;

9. Manufacturing of musical instruments,
ceramics, jewellery, toys, cutlery or other small
metal products; application of protective
coatings;
commercial
printing
and
photographic processing;

10. Communications facility;

Ancillary Uses

(vi)

Day nursery; food convenience store; gas bar;
personal service shop; restaurant; take-out food
outlet; ambulance service; drive-through food
outlet; drive-through restaurant; veterinary office
or clinic; warehouse; wholesale store.
(AMENDED by B/L 363-2002, Dec. 31, 2002 AND B/L 375- 2004,
Dec. 21, 2004 AND by OMB Order PL040243, File No. R040023,
Decision/Order No. 0055, Issued Jan. 12, 2005 AND by B/L 1412006, Aug. 24, 2006)

Existing Uses

(vii)

Any of the following existing uses: athletic or sports
facility; automobile repair garage; club; health
studio; motor vehicle dealership;

Accessory

(viii)

Any use accessory to the foregoing uses, including

Uses

Outdoor
Storage

a retail store having a maximum gross floor area
equal to 20% of the gross floor area of the main
use;

(ix)

An outdoor storage yard shall not be permitted.

(b)

Regulations

(i)

Maximum building height

-

equal to the length of the
longest exterior lot line or 20
metres, whichever is the
lesser;

(AMENDED by B/L 363-2002, Dec. 31, 2002)

(ii)

All activities shall take place entirely within a fully enclosed
building. This provision does not apply to motor vehicle parking, a
gas bar, or other vehicle refuelling areas, loading or unloading an
outdoor eating area or recreational facilities, provided that all such
activities are accessory to a permitted use;

(iii)

Minimum front yard depth

-

9 metres;

(iv)

Minimum rear yard depth

-

6 metres, where a rear lot line
abuts a lot on which a
dwelling unit is located;

(v)

Minimum side yard width

-

6 metres, where a side lot line
abuts a street or a lot on
which a dwelling unit is
located;

(vi)

The required front and side yards shall be maintained exclusively
as landscaped open space yards, save and except that an access
area may cross a required yard;

(vii)

Minimum lot width

-

30 metres;

(viii) Minimum landscaped open
space

(ix)

-

15% of the lot area;

Supplementary Regulations:
-See Section
21 re: Supplementary Use Regulations
22 re: Supplementary Lot Regulations
23 re: Supplementary Building Regulations
24 re: Parking Space Regulations
25 re: Parking Area Regulations

RESIDENTIAL DISTRICT 2.5 (RD2.5)
(ADDED by B/L 370-2001, Nov. 15, 2001)

(a)

(b)

Permitted Uses
(i)

A single unit dwelling;

(ii)

A semi-detached dwelling;

(iii)

A duplex dwelling;

(iv)

A townhome dwelling;

(v)

A multiple dwelling;

(vi)

Any use accessory to the foregoing uses.

Regulations
(i)

Single Unit Dwellings
Minimum lot width
Maximum lot width

-

9 metres
12 metres

(ii)

Minimum lot area
Maximum lot area

-

270 square metres
420 square metres

Maximum lot coverage

-

45% of the lot area for all
buildings

Minimum building height

-

2 storeys

Maximum building height

-

3 storeys

Minimum front yard depth

-

6 metres provided that where
thee is a detached garage
located in the rear yard, the
minimum front yard depth
shall be 3 metres;

Maximum front yard depth

-

7 metres provided that where
there is a detached garage
located in the rear yard, the
maximum front yard depth
shall be 4 metres.

Minimum rear depth

-

7.5 metres

Minimum side yard width

-

1.2 metres (one side) and 2.5
metres (other side) provided
that where there is an
attached
garage,
the
minimum sideyard width
shall be 1.2 metres (each
side)

Minimum lot width
Maximum lot width

-

15 metres
18 metres

Minimum lot area
Maximum lot area

-

450 square metres
630 square metres

Maximum lot coverage

-

50% of the lot area for all
buildings

Minimum building height
Maximum building height

-

2 storeys
3 storeys

Semi-Detached Dwellings

(iii)

Minimum front yard depth

-

6 metres, provided that where
there is a detached garage
located in the rear yard, the
minimum front yard depth
shall be 3 metres

Maximum front yard depth

-

7 metres, provided that where
required parking spaces are in
a detached garage located in
the rear yard, the maximum
front yard depth shall be 4
metres

Minimum rear yard depth
Minimum side yard widths

-

7.5 metres
2.5 metres provided that
where
required
parking
spaces are in an attached
garage, the minimum side
yard width shall be 1.2
metres

Minimum lot width

-

12 metres

Maximum lot width

-

15 metres

Minimum lot area

-

360 square metres

Maximum lot area

-

525 square metres

Maximum lot coverage

-

50% of the lot area for all
buildings

Minimum building height

-

2 storeys

Maximum building height

-

3 storeys

Minimum front yard depth

-

6 metres provided that where
required parking spaces are in
a detached garage located in
the rear yard, the minimum
front yard depth shall be 3
metres

Duplex Dwelling

(iv)

Maximum front yard depth

-

7 metres provided that where
required parking spaces are in
a detached garage located in
the rear yard, the maximum
front yard depth shall be 4
metres.

Minimum rear yard depth

-

7.5 metres

Minimum side yard widths

-

1.2 metres (one side) and 2.5
metres (other side), provided
that where required parking
spaces are in an attached
garage, the minimum side
yard width shall be 1.2
metres (each side).

Minimum lot width

-

18 metres

Maximum lot width

-

25 metres

Minimum lot area

-

540 square metres with not
less than 160 square metres
for each dwelling unit

Maximum lot area

-

750 square metres

Maximum lot coverage

-

50% of the lot area for all
buildings

Minimum building height

-

2 storeys

Maximum building height

-

3 storeys

Minimum front yard depth

-

6 metres

Maximum front yard depth

-

7 metres

Minimum rear yard depths

-

7.5 metres

Minimum side yard widths

-

1.2 metres (one side) and 2.5
metres (other side)

Double Duplex Dwelling or
Multiple Dwelling containing
Three or Four Dwelling Units

(v)

(vi)

Townhome Dwelling
Minimum lot width

-

21 metres

Minimum lot area

-

630 square metres with not
less than 190 square metres
for each dwelling unit

Maximum lot coverage

-

50% of the lot area for all
buildings

Maximum building height

-

3 storeys

Minimum front yard depuis

-

6 metres

Maximum front yard depth

-

7 metres

Minimum rear yard depth

-

7.5 metres

Minimum side yard widths

-

2.5 metres (each side)

Minimum lot width

-

20 metres

Minimum lot area

-

600 square metres with not
less than 166 square metres
for each dwelling unit

Maximum lot coverage

-

50% of the lot area for all
buildings

Minimum building height

-

2 storeys

Maximum building height

-

4 storeys

Minimum front yard depth

-

6 metres

Maximum front yard depth

-

7 metres

Minimum rear yard depth

-

7.5 metres

Multiple Dwellings containing
Five or More Dwelling Units

Minimum side yard widths

(vii)

(viii)

-

2.5 metres (each side) or 40%
of the building height,
whichever is the greater

General
(a)

For a townhome dwelling in which each dwelling unit fronts a
public street, the required number of parking spaces shall be one
parking space for each dwelling unit.

(b)

For all dwellings, except a multiple dwelling containing five or
more dwelling units, the exterior walls facing a street shall be
entirely finished in brick.

(c)

For all dwellings with an attached garage, no exterior wall
enclosing the garage shall project more than one metre beyond the
front or side walls of the dwelling.

(d)

The maximum lot coverage for an accessory building or use shall
be 10% of the lot area.

Supplementary Regulations:
-See Section
21 re: Supplementary Use Regulations
22 re: Supplementary Lot Regulations
23 re: Supplementary Building Regulations
24 re: Parking Space Regulations
25 re: Parking Area Regulations

Time/Day
January
Monday Feb 1

EMAIL Saturday
Feb 6

Call- Feb 18
Call- Feb. 19
Call- Feb 19

Caller

Address

Djuro Pandza

821 Albert

Kevin (Windsor Auto Electric)

895 Albert

Peter Crisp

866-868 St. Luke

Call Log- St. Luke Edna Rezoning/OPA
Comments
Inquired about what the rezoning/OPA meant, was concerned the rezoning would allow a new plaza in the block, was given confirmation the rezoning was to
reptect the residential use and no new commercial plaza would be built.
Called with inquiries about what the change would mean for his exisiting commercial use, was given the information that his use would be allowed to continue
as a legal non-conforming use. He then inquired about if he chose to sell his property, he was then informed that he would only be allowed to sell the
property as its exiisitng use. (He had hoped all the previous MD1.1 uses would still apply).
1) The block has never been used primarily as industrial or commercial, and the rezoning of the block to residential reflects the true nature of the 'as-built'
area.
2) It is unlikely that a developer would be interested in buying up land in the area to assemble it for industrial use, when many other areas of the City of
Windsor are available for such use;
3) Next to the fourplex, at 852 St. Luke Road, is a house. I believe that it is zoned as a legal non-conforming duplex, but it has been used for several years
as storage. This house has been on the target list for derelict houses in Windsor. We have had our tenants complain in the past about rats and unsightly
property conditions, including abandoned vehicles. While mixed-use areas can work well, using a property as storage is not an appropriate use for the area.
Since the building is not equipped with sprinklers and no one is normally at the property, the fire risk to the property and possibly to surrounding properties is
significant. While rezoning would not fix this property immediately, in the long-term this kind of conflict would be reduced as properties are sold or redeveloped.
4) Rezoning would give confidence to owners such as myself to re-invest in the area, since it reduces uncertainty. There has already been a trend in the past
5 years to repair old buildings in the area, and rezoning would solidify the trend.
5) While there are some impacts to the City of Windsor for removing an inventory of industrial land from the books, there is sufficient buffer space at the
edge of the block, and to the south-west where a current brownfield site exists, to add appropriate mixed-use development to the area. This should partially
compensate for this loss.
6) Rezoning to a potentially higher density reflects some of the properties in the area (e.g. ours). More importantly, for the Ford City area to prosper, a safe,
walkable residential community would be beneficial. To achieve this goal, a sufficient density is needed within walking distance. By supporting a mix of SFR
and small MFR properties, this density is achievable. It also allows for the creation of good, affordable housing. Since a triplex or a fourplex would have to
conform to parking, height and setback rules, only some lots would be appropriate for this kind of densification, so the result would be some densification,
without ruining the current feel of the neighbourhood. I believe that this additional flexibility in zoning would be very helpful to create new infill housing that
would generate positive cashflow. I am concerned that restricting the density too much may make some lots uneconomic to re-develop, leaving them as
gaps. This would defeat the purpose of rezoning. I am actually considering the development of exactly this kind of infill in the area at some point.
7) While the area is generally safe, there have been times when illegal activities have taken place in the neighbourhood. Part of the reason for this is a lack
of 'eyeballs' due to the gaps between residential and industrial. By changing the nature of the block to a more residential character, there will be more
vigilance to ensure that illegal activities are minimized.
He believes the area is zoned properly and does not see the residential nature. He notes he has an auto garage behind him and a truck yard to the south
and a carsh weash "200 m" away. He also broughtforth the point that an HSR may be coming into town and if they do want to expand the railway line north of
the property this block would be ideal. In his opinion we are restricting the potential of the neighbourhood. He notes also he owns a six-plex and wants to be
able to continue his use as a 6-plex. His point on this was more that he is already not low-density residential so why change it to low density residential to
protect the exisiting residential character when there isnt any.

Mark Conkey

880 St. Luke

Eileen Sharp

857 St. Luke

Is in support of the rezoning and OPA application. Belongs to a local resident action committee for the area. Also informed us that 852 St. Luke is planned to
be demolished due to not upholidng building standards and 839 St. Luke is vacant. In total, she is pleased this application has come forth

Kevin (Windsor Auto Electric)

895 Albert

Called back just checking up on the progress as this was the last day for public inquiry. Wanted to ensure he would receive notice of when this matter went to
a public meeting

DATE:
TO:

City Solicitor

FROM:

Manager of Development Applications

RE:

ZONING AMENDMENT BY-LAW FOR COUNCIL CONSIDERATION AT
SAME TIME AS THEIR REVIEW OF THE APPLICATION
Planning File Number: Z-005/16 (ZNG/4635) Agenda.Net: S49/2016
Phone:

APPLICANT: Corporation of the City of Windsor
Address:

Phone:

AGENT:
Address:
OWNER:

Multiple Owners

Address:
ASSESSMENT ROLL NO: See attached Table
LOCATION: 800 block of St. Luke and 800 block on the west side of Albert municipally
known as 0, 810, 815, 817, 818, 830, 831, 842, 845, 852, 857, 866, 868 and 880 St. Luke Road
and 807, 821, 833, 845, 861, 863 & 875 Albert Road

CR

COUNCIL APPROVAL DATE:
ENCLOSURES:
Schedule 1 - Draft Zoning Amendment

Schedule 2 - Purpose and effect of the By-law and, if applicable, a Key Map
After approval, forward all schedules to City Clerk for submission to Council and public
notification.
REQUIREMENTS PRIOR TO BY-LAW ENACTMENT AND NOTIFICATION:
1. Official Plan Amendment By-law Enactment:
107(attached)
2. Executed Servicing Agreement:

NO

3. Other:

SIGNED __________________________
DW:ms

NO
YES

YES: Amendment

No.

BY-LAW NUMBER

-2016

A BY-LAW TO FURTHER AMEND BY-LAW NUMBER
8600 CITED AS THE "CITY OF WINDSOR ZONING BYLAW"
Passed the

day of

, 2016.

WHEREAS it is deemed expedient to further amend By-law Number 8600 of the Council of The
Corporation of the City of Windsor, cited as the "City of Windsor Zoning By-law" passed the 31st day of
March, 1986, as heretofore amended:
THEREFORE the Council of The Corporation of the City of Windsor enacts as follows:
1.
By-law Number 8600 is further amended by changing the District Maps or parts thereof referred
to in Section 3, of the by-law and made part thereof, so that the zoning district symbol of the lands
described in Column 3 shall be changed from that shown in Column 5 to that shown in Column 6:
1.
Item
Number

2.
Zoning
District
Map
Part

1

6

2

6

3.
Lands Affected

4.
Official Plan
Amendment
Number

5.
Zoning
Symbol

6.
New Zoning
Symbol

Lots 18-22 and Part Lot 23,
Registered Plan 543 (800 block
on the west side of St. Luke
Road)

107

HMD1.4

RD2.5

Lots 11-17 Registered Plan 508
and Lots 9-14 and part of alley
Registered Plan 507 (800 block
on the east side of St. Luke Road
and the west side of Albert Road)

107

MD1.1

RD2.5

DREW DILKENS, MAYOR

CLERK

First Reading
Second Reading
Third Reading

-

, 2016
, 2016
, 2016

SCHEDULE 2

1. By-law

has the following purpose and effect:

To amend the zoning of Lots 18-22 and Part Lot 23, Registered Plan 543, Lots 11-17 Registered Plan 508
and Lots 9-14 Registered Plan 507 to reflect the existing residential characteristics of the area. This
application proposes to maintain the current residential uses and characteristics of this neighbourhood by
proposing the following zoning changes from Manufacturing District 1.1 (MD1.1) (800 block on the east
side of St, Luke Road and the west side of Albert Road) and Holding Manufacturing District 1.4
(HMD1.4) (800 block on the west side of St. Luke Road) to Residential District 2.5 (RD2.5). The area is
comprised solely of single unit, duplex and converted multiple unit dwellings and no industrial uses exist
or have existed on the subject blocks since the construction of the homes in the early 1900s. It is
important to note that the existing service garage located at 895 Albert Road (at Edna Street) is the only
exemption since it is being recommended that this parcel continue be zoned Manufacturing MD1.1 to
recognize the existing use. Currently, all the homes on the subject blocks exist as legal non-conforming
uses and the goal of this application is to change the zoning category and permitted uses to match the
existing long standing uses.

2. Key map showing the location of the lands to which By-law
(See map following page.)

applies.

ASSESMENT ROLL NUMBER

PROP ADDRESS

010-080-05200-0000

807 ALBERT RD

010-080-05300-0000

821 ALBERT RD

010-080-05400-0000

833 ALBERT RD

010-080-05500-0000

845 ALBERT RD

010-080-05600-0000

861- 863 ALBERT RD

010-080-05700-0000

875 ALBERT RD

010-080-00300-0000

0 ST LUKE RD

010-080-05000-0000

810 ST LUKE RD

010-080-00400-0000

815- 817 ST LUKE RD

010-080-04900-0000

818 ST LUKE RD

010-080-04800-0000

830 ST LUKE RD

010-080-00500-0000

831 ST LUKE RD

010-080-04700-0000

842 ST LUKE RD

010-080-00600-0000

845 ST LUKE RD

010-080-04600-0000

852 ST LUKE RD

010-080-00700-0000

857 ST LUKE RD

010-080-04500-0000

866- 868 ST LUKE RD

010-080-04400-0000

880 ST LUKE RD

Item 10.1

Environment, Transportation & Public Safety Standing Committee
Meeting Held Wednesday, May 25, 2016

REDISCOVER OUR PARKS: Parks and Outdoor Recreation Master Plan
Moved by: Councillor Francis
Seconded by: Councillor Borrelli
Decision Number: ETPS 392
That City Council APPROVE the document entitled, REDISCOVER OUR PARKS, as
the 2015-2035 Parks and Outdoor Recreation Master Plan, as previously distributed,
subject to any feedback from Environment, Transportation and Public Safety Standing
Committee in terms of their final recommendations.
Carried.
Report No. S 96/2016 (Administrative
Report Attached which was previously
distributed as part of the Standing
Committee Agenda)
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Parks
MISSION STATEMENT
Our City is uilt o relationships – between citizens and their government, businesses and public institutions, city
and region – all i ter o e ted, utually supporti e, a d fo used o the rightest future e a reate together

REPORT #: S 96/2016
Author’s Contact:
Stefan Fediuk
Landscape Architect
519-253-2300 x 2740
sfediuk@citywindsor.ca

Report Date: 5/3/2016
Date to Council: 5/25/2016
Clerk’s File #: SR2016

To: Mayor and Members of City Council
Subject: REDISCOVER OUR PARKS: Parks and Outdoor Recreation Master Plan

RECOMMENDATION:
That City Council APPROVE the document entitled, REDISCOVER OUR PARKS, as
the 2015-2035 Parks and Outdoor Recreation Master Plan, as previously distributed,
subject to any feedback from Environment, Transportation and Public Safety Standing
Committee in terms of their final recommendations.

EXECUTIVE SUMMARY:
N/A

BACKGROUND:
In December 2015, an updated parks master plan was distributed to Council and
ADOPTED for tabling on March 7, 2015 as per agenda Item S63/2015, from the
January 20, 2016 meeting of the Environmental, Transportation and Public Safety
Standing Committee see Council Decision Number: ETPS 343 below:
That the draft “REDISCOVER OUR PARKS: 2015-2035 Parks and Outdoor
Recreation Master Plan” BE TABLED at the Environment, Transportation and
Public Safety Standing Committee for review and public consideration for four
weeks and that the Standing Committee review and debate this at their next
regular meeting, and;
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That the Environment, Transportation and Public Safety Standing Committee, at
the appropriate time, RECOMMEND to City Council adoption of “REDISCOVER
OUR PARKS: 2015-2035 Parks and Outdoor Recreation Master Plan”, and;
That the Parks Department BE AVAILABLE to present, and receive comments,
questions and direction about the Plan prior to forwarding to City Council, with
the anticipated date to Council pending review and approval of the Standing
Committee and is to be determined.
Hard copies of the document were distributed to members of Council and Standing
Committee. Digital copies were also made available for download on the City of
Windsor Parks Department website for public review (see
http://www.citywindsor.ca/residents/parksandforestry/Parks-Development/Pages/ParksMaster-Plan.aspx) . A link to a public opinion survey pertaining to the recommendation
of the Parks Master Plan was also included on that webpage for the public to complete.
The development of a Parks Master Plan is a monumental task which includes public
and administrative consultation, identifying trends, strengths and weakness and lays the
foundation for the direction of the Parks, Recreation and Cultural Departments,
presumably for the next 20 years.
This Parks Master Plan was prepared completely in - house over the course of the past
two years and represents hundreds of hours of work, research and consultation. It is
intended to be a dynamic document that has room to evolve. However, it has strong
focus on identifying and highlighting the current park system today, and how we
continue to expand, improve and ultimately sustain the parks system in the City through
the next two decades. Simply put – it’s a plan to REDISCOVER OUR PARKS.
The previous 1989 Parks Master Plan is referenced several times throughout this
document and it is important to note that the vast majority of recommendations and
goals of the previous plan have been realized and came to fruition. The acquisi tion of
contiguous parkland and development of Windsor’s riverfront parks, the acquisition and
protection of the Spring Garden ANSI, the consolidation of soccer play at Ford Test
Track and the amalgamation of the Little River Corridor Park network to highlight a few
accomplishments.

DISCUSSION:
Not unlike the 20 Year Strategic Vision the information gathered from the consultation
process shaped direction by which nine Guiding Principles were established as the
backbone of this plan as follows:
 Accessibility & Inclusivity,
 Communication & Partnership,
 Health & Wellness, Sustainability,
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Park Diversity,
Connectivity,
Safety,
Efficiency, and
Experience.

In the course of preparing this Master Plan several interesting factors came to light like
the renewal of parks as community gathering places and their importance to entire
demographics like new Canadians, the elderly and those physically challenged. The
popularity of community gardening and the growing role parks play in food security and
public participation. There is an overwhelming consideration for trails and connectivity
over all other expectations, wants and needs from both active and passive recreation
enthusiasts.
The popularity and expressed need to access botanically rich premier parks like the
riverfront and Jackson Park has become equaled in need for access to ecologically
natural areas where nature can be experienced. As well public opinion has expressed
the need for a more connective trail system both internally between our City Parks and
with our abutting municipalities, primarily through those scenic parks and natural areas.
This plan also defines and categorizes in detail the type of parks in our network as a
tool to provide an expectation of physical amenities, level of service and management
strategies for each classification. This lends itself to the distribution of parks and parks
space as it relates to population density and resident proximity throughout the City and
where there is surplus, adequate or deficient parkland. With the recognition of
communities deficient in parkland, previous direction of Council regarding the
disposition of surplus parkland (Council Directive CR130-2012), has been held for
inclusion into this plan as it relates to recommendations for acquisition of parkland as a
potential funding strategy.
REDISCOVER OUR PARKS makes a total of 104 recommendations to be completed
over a 20 year period. Within those recommendations, the document identifies several
housekeeping operational aspects to improve upon, as well as status quo aspects of
parks operations and recreation to continue to provide to serve the public’s outdoor
recreational needs. In addition several key recommendations have been made as
defined by nine Guiding Principles through Strategic Directions in order to improve the
overall robust character, diversity and marketability of Windsor’s Parks System to
promote recurring use. Those key recommendations are as follows:





Establishing shade targets in parks
Reclassification of parks with greater diversity
Consolidation of sports fields into larger regional sport complexes
Creation of community hubs at the Community Open Space level
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Create focus at Neighbourhood Parks
Provide access to the riverfront for water-based recreation
Ensure that Willistead Park maintains its heritage status within its park
improvements
Amalgamation of horticultural operations at Jackson Park and establish a full
botanic garden
Establish management plans to indentify appropriate levels of service for each
park
Establishing Sandpoint Beach as a Blue Flag Beach
Establishing a Biodiversity Gateway to connect east and west parkland in the
form of a greenbelt
Establish the entire Ojibway Park Complex as a UNESCO World Heritage
Natural Site
Improve dogs parks and dog park policies

RISK ANALYSIS:
Overall the risks involved in approving the Parks Master Plan are low in nature as the
document provides strategic direction for the development of parks and their operations.
As the document identifies regular review, the risk for each recommendation will be
assessed as they are investigated for implementation. The greater risk is to do nothing.
Moderate to Significant risks lie with operating in the absence of an updated Parks
Master Plan. To do nothing or operate without a Parks Master Plan would leave park
development and operational resources without direction or focus, which would have
direct negative impact on the usability of parks for the public. There would also be a
loss in the potential benefits provided by parks which is in direct conflict with the
objectives of the City’s 20-Year Strategic Plan.
Adoption of the Parks Master Plan is the first phase in establishing budget items for
future Capital and Operating Budgets. While REDISCOVER OUR PARKS is a higher
level document, recommendations found within it will direct the Strategic Action Plan.
The risk of not completing a Strategic Action before the 2017 budget deliberations runs
a significant risk for a lack of direction and prioritization for parks and outdoor
recreational improvements.

FINANCIAL MATTERS:
The Parks Master Plan is a document which outlines and qualifies goals, objectives and
recommendations and does not specifically outline budget at this point. Prior to
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allocating value and budget, it is first necessary to advance the recommendations in
principle. With the adoption of REDISCOVER OUR PARKS as the City of Windsor’s
Parks and Outdoor Recreation Master Plan, it is the goal of the Parks Department to
develop a Strategic Action Plan defining cost, budget and timelines for the
recommendations found within the Master Plan. It is expected that this would be
completed in time for the 2017 Capital and Operating Budget deliberations.

CONSULTATIONS:
Consultation is a major element of the master plan which is outlined in detail in the body
of the Parks Master Plan. Only the Parks Design and Development Group were
consulted on the production of this Council Report.

CONCLUSION:
Adoption of the Draft REDISCOVER OUR PARKS as the City of Windsor’s Parks and
Outdoor Recreation Master Plan, will allow for the completion of a Strategic Action Plan
to be completed by Parks Staff before the 2017 Capital and Operating Budget
deliberations.

PLANNING ACT MATTERS:
N/A

APPROVALS:
Name

Title

Mike Clement

Manager, Parks Design and
Development

Phil Roberts

Executive Director of Parks

Stefan Fediuk

Principal Author, Parks Master Plan

Mark Winterton

City Engineer and Corporate Leader
Environmental Protection and
Transportation
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Name

Title

Jan Wilson

Executive Director of Recreation &
Culture
Chief Administrative Officer

Onario Collucci

NOTIFICATIONS:
Name

Address

Email

Jonathan Gignac
Mark Carter

APPENDICES:
Appendix A – Executive Summary
Appendix B – Rediscover Our Parks presentation

Page 7 of 7

EXECUTIVE SUMMARY

Rediscover Our Parks the City of Windsor’s Parks and Outdoor Recreation Master
Plan; A living document that guides the direction of the park system and its operational
management for the next twenty years. This document reviews and analyzes the existing
park system and will outline opportunities and constraints, strengths and deficiencies to
move forward with a vision, strategies, goals and objectives to ensure and preserve a
healthy parks and open space system for the future.
Windsor is currently in a transitional stage of its parks evolution, and although the plan’s
direction is for a twenty year period, it will be necessary to conduct regular reviews on an
as needed basis to assess progress and make amendments to the plan where
adjustments may be necessary based on current information.
As part of the Parks and Outdoor Recreation Master Plan process the Parks Department
has undertaken a number of studies to update the background data including; a
preliminary park inventory, preliminary amenity inventory, benchmarking, playground
audit, and initial public consultation.
Public parks offer outdoor quality of life options for Windsor residents by providing both
active and passive recreation opportunities, as well as access to natural settings. City
parks, open spaces and recreational trails offer a variety of opportunities for people to
gather, formally or informally; to socialize; play; learn; or just relax in an outdoor
environment.
City parks and open spaces contribute to the well-being of both physical and
psychological health of the people that use and live near them. They strengthen
communities both physically and economically, by making neighbourhoods more
attractive places to “live, work and play”. The benefits are without limits. Whether
formally developed or left natural, parkland offers park users venues for recreational and
cultural activities. Aside from the ecological health that ‘Green Infrastructure’ offers, in
the form of parkland, it also facilitates improved quality of life in various forms.

Rediscover Our Parks is a parks and outdoor recreation master plan that provides
benefits and opportunities which effectively aligns with the themed goals of proposed
City of Windsor 20 Year Strategic Vision including :
 Local economic development
 City image & brand
 Strengthened innovative strategies to support neighbourhoods and districts, and
 Responsible, balanced fiscal and services choices

The unique history and distinctive development and redevelopment patterns of Windsor,
frame an interesting challenge for the community in expanding and maximizing the value
of parks, recreation facilities and open spaces necessitates flexibility in the park spaces, to
serve the needs of current residents without jeopardizing the ability of new residents to
help shape the community as well.

Vision;

To provide a ro ust parks a d re reatio e perie e for
all to e jo

“Rediscover Our Parks” espouses the City of Windsor’s Strategic Plan which states;

“A healthy and sustainable environment represents a balance between human activities
and natural features and functions. In order to attain this balance, Council will enhance
the quality of Windsor’s natural environment and manage development in a manner that
recognizes the environment as the basis of a safe, caring and diverse community and a
vibrant economy”. Through a 20 year vision with regular review to monitor its progress
and accomplishments in achieving this vision for the provision of a robust Parks and
Recreation services in the City.






To make parks accessible, enjoyable and useful to bring people back into our parks
To Promote our city as a great place to live, work and play
To be environmentally and fiscally responsible in our stewardship and management
of our parks and natural resources
To Promote Healthy active living for all
To align with the City’s Strategic Vision and Official Plan by updating what is
important to our park and outdoor recreation users

The scope of the Parks Master Plan addresses the present and potential demographics as
modeled by both local and national perspectives.
While Rediscover Our Parks recognizes gaps or issues that need to be addressed to
ensure an acceptable level of service is provided to the community, it also identifies
potential opportunities for immediate implementation within a five year program. The
master plan makes recommendations as strategic directions for action and future studies;
to be detailed with the specifics in order to meet the priorities of Council and the citizens
of Windsor.

It is important that the city remains competitive and reflects a community that offers
sustainability of these elements in an efficient yet vibrant manner, to ensure a positive
experience for the residents and visitors. This study addresses and makes
recommendation on emerging methods and procedures that can be put into practice,
as well as identify those area where further investigation is necessary to ensure a healthy
and robustly diverse landscape of parks and recreation services.

MISSION:

To sustai a l develop a d ai tai parkla d a d re reatio al
activities with our natural and cultural resources; fostering economic
growth within the city, while cultivating a quality of life for diverse,
health , a tive a d livea le eigh ourhoods.

To fulfill the objectives outlined in the Mission of the Parks Master Plan, it was necessary to
conduct a high level of consultation practices in variety of delivery programs in order to
capture the widest possible audience, to retrieve the greatest input within the time period
allotted.

BACKGROUND

Rediscover Our Parks takes into account the existing political, physical and social
fabric of the community to help provide background for strategic direction to formulate
an action plan. Described in this section are the geographic, social and economic
factors that are impacting the community, as well as the physical characteristics
embodied by both the built and natural environments.
To maintain a strong relationship with the surrounding communities including the City of
Detroit, it is essential that the City of Windsor include, and reinforce connectivity from a
natural and recreational perspective.
The Official Plan recommends a balanced active transportation system that includes all
traditional forms of transportation, as well as alternate development patterns to include
and emphasize; pedestrian, cycling, and other forms active transportation to improve
environments.
One major goal of the City’s transportation objectives it ensure that any new
development or infrastructure alterations near or within significant natural areas,
especially those with identified or potential ‘species at risk’, designated Provincially
Significant Wetlands; and the protection of areas of natural heritage features. The
development of the Herb Grey Parkway has set precedence for the protection of the
natural significant lands in the city, impacting the potential growth of the parkland

inventory with preservation of natural forest prairies and wetland habitats; greatly
expanding the profile of the City’s natural heritage.
In 2002 the Essex Region Conservation Authority identified that the natural resources of
Essex County were reduced to 3% of all wetlands and 5% of all forested areas; the lowest
percentage of any region in all of Ontario. Through combined efforts of ERCA, the City of
Windsor and other municipalities in Essex County, the total percentage of forest cover in
the county increased to 8.5% in 2012. ERCA’s goal is to achieve a 12% cover for the
Region.
The City of Windsor’s parks and trails system is closely tied to the historical growth and
development of the city. At the time of Incorporation of the City of Windsor in 1854, the
establishment of city parks was becoming a predominant pressure to reduce the
negative impact of industrial towns and provide ‘elegant’ open green space in new
North American cities. This movement came to be called the Garden Cities Movement.
Early maps of the City of Windsor from this time demonstrate that a notion of developing
Windsor as a Garden City was evident with the proposal for two core area parks. The first
official public park in the City established in 1906, with a 5.3 acres parcel of undeveloped
land just south of the core area.
During the 1920’s and 1930’s many of the city’s most prominent parks were established
including, Jackson Park, Mic Mac Park , and Memorial Park. During this time period a
proposal was made to link the Border Cities of Windsor, Walkerville, Ford City, Sandwich
and Ojibway, with a green belt to provide an environmental green corridor for the area’s
citizens. Though never fully realized, elements of that plan still exist today and constitute
the basis for some of the recommendations found in this master plan.
While the 1950’s to 1970’s saw great plans for the Notarization of Ojibway, Little River
Corridor and parkland along the Detroit Riverfront, much of the implementation did not
occur until the Council adopted the Culture and Recreation Master Plan in 1989, which
has been the principle document guiding parkland development in the City of Windsor.
Since then the city’s park system has grown to 209 parks with just under 2,400 acres (960
ha) of which 1,061 acres (430ha) are in natural landscape settings, providing
opportunities for both active and passive recreation.

Rediscover Our Parks is an update to this document focusing on current and
potential parkland and outdoor recreational opportunities to expand the overall
experience for citizens.

PARKLAND SUPPLY
As of 2015 the City of Windsor’s open space system consists of 209 parks and natural
areas, 2 golf courses, 1 cemetery, 2 Provincial Nature Reserves. The standard for parkland
supply in the Official Plan is 4.05 ha/1000 persons; well above the World Health
Organization’s standard of green space for a healthy city (1.5 ha/1000persons) and the
Canadian National Standard of 2.79 ha/1000 persons.
The current Parkland supply city-wide is identified as 4.65 ha/1000 persons, demonstrating
a healthy city. However, the parkland is not distributed equally in all City Wards or
Planning Districts. Due to larger tracks natural heritage lands the overall number is slightly
skewed. Many of the older mature Planning Districts have deficiencies in their Parkland
Supply which fall below the National Standard and three of them, City Centre, Walkerville
and Fontainbleu fall close to or below the standard established by World health
Organization. The recommendations in this master plan identify the need and
opportunities to increase public parkland to help provide access to open green space in
the Planning Districts with deficiencies.
Regionally, very little of the cultural and natural heritage value has been lost due to a
respect for the achievements that the city has made in this area, over the Legacy of the
Parks System. The City currently has approximately 655 hectares of natural and
naturalized parkland within the greenway system inclusive of municipally and provincially
owned public open space, with roughly 90% being indigenous environments. These parks
are primarily located in the far eastern and far western ends of the city, with a scattering
of smaller vestiges of natural forest being preserved throughout the south central areas of
the City.
Windsor has an award winning waterfront, providing a variety of recreational activity
associated with the river, as well as habitat for many fish and aquatic birds. In
cooperation with the Ministry of Natural Resources and ERCA, the City has been able to
provide water access in the form of marina, rocky beaches and natural habitats where
appropriate. Development along this section of the riverfront is governed by The Central
Riverfront Implementation Plan (CRIP); a living document with established design
principles and guidelines as standards to direct the future development of parkland,
open space, built environments, as well as pedestrian and cycling circulation throughout
this ribbon of parks.
The Official Plan classifies public open space in two categories; Community / Regional
Parks and Neighbourhood Parks. While distribution across the city is adequate, providing
green space within 0.8km of all residences, there is a deficit of 22.22ha in neighbourhood

parkland and a surplus of 144.38ha in community/regional parkland. For the most part,
any neighbourhood and community/regional park deficiencies identified are a result of
parks being undersized for the population that they serve. The undersized parks make the
provision of space for a variety of activities difficult to accommodate. Gaps and
deficiencies of neighbourhood and community/ regional park land can be addressed
through the consolidation or acquisitions of open space lands as opportunities arise.
The two park classification system found in the Official Plan also display several weakness
in delivering equitable recreational opportunities to the citizens of Windsor and visitors to
the community:
CHALLENGES
-

Current OP designation creates a very broad array of park types in this classification
resulting in confused priorities with respect to level of service.
Breadth of diversity does not facilitate equity in level of service between park types.
Deficit of parks in 7 of 10 wards due to uneven distribution.
Demand of organized sports fields is maintenance intensive.
Operating costs require prioritization of services leaving some parks underserviced
resulting in a negative perception by users.
Many do not have trees or means of shade.
Low annual budget for the volume of parks.
Life cycle costing is not reflected in preservation of amenities found in many
regional parks.

In an effort to provide better and more efficient level of service Rediscover

Our

Parks makes the following recommendation for reclassification of parks in the Official
Plan:






Neighbourhood
Community
Regional
Natural
Recreationways

Within these broader classifications, sub-classifications will be necessary to further define
level of service.

TRENDS & NEEDS
In the 2015 Regional Economic Outlooki , it has been identified that the economic
recovery of this region has and will be very slow, but steady; especially in the Windsor
Census Metropolitan Area (CMA). Moderate economic growth in the region is foreseen
in residential forecasts for both housing starts and property values, due to the highly
favorable retirement prospects for people from the other areas of Canada, primarily the
GTAii. Many of the City of Windsor’s parks and recreation facilities are utilized by the
abutting municipalities. Therefore with each five year review of the Parks Master Plan,
updated census information will be taken into consideration for moving the various
phases of the 20 year plan forward.
The 2011 census for Windsor
demonstrates a predominantly mature
community. Both the average and
median age of the city is listed at 40.2
years and the dominant age group is 4549 years. With diminishing numbers in the
younger Gen Xers and Millennials,
combined with people living longer, in
twenty years there is the potential of the
Windsor population pyramid becoming
more evenly distributed across all age
groups. From a Parks and recreation
perspective, this becomes a formidable
challenge as there is no dominant age
group to consider. Therefore, it will be
important to address this broad diversity
in the ages when considering any
proposed development in parks or
recreation and culture programming.
The primary demographic trend in Canadian urban areas that will impact recreation is
the fact that many cities are aging in population. The desire to “age in place” is more
common than in previous years and people are trending towards staying at home and
seeking recreation in their familiar surroundings. As a result the proportion of seniors to
children is seeing a decline in children in many communities.

Recreation is embracing a broader definition given the diversity of North Americans
today. Embracing this philosophy, the Province of Ontario has recognized that;
“... recreation and parks improve physical and mental health, reduce health care costs,
provide positive lifestyle choices for youth at risk contribute to independent living among
older adults and develop improved self-image.” iii
Windsor offers a rich variety of parks and year-round leisure activities, from passive parks,
to sports venues and iconic places along the Riverfront to stroll and watch passing lake
vessels, or view the Detroit skyline. With the Provincial Legislation of Accessibility for
Ontarians with Disabilities Act 2006 (AODA), Windsor Parks Department has been actively
complying to ensure that the open spaces in the Parks System provide the necessary
amenities and access to ensure inclusivity of both persons with disabilities and age
related deficiencies. In the various public consultations held by the Parks Department the
need to focus on an aging yet very diverse population were evident.

STRATEGIC DIRECTIONS
Generic goals for the Strategic Directions are as follows:






TO PROMOTE THE RICH LEGACY OF THE CITY PARKS THROUGH MARKETING OF
PARKS AND PROGRAMMING OF SPECIAL EVENTS, AND TO COMMEMORATE
THE EVENTS THAT HAVE HELPED ESTABLISH OUR PARKS SYSTEM FOR ALL TO
REDISCOVER.
TO CONTINUE WITH ON-GOING RECOMMENDATIONS FROM THE 1989 CULTURE
AND RECREATION MASTER. PLAN
TO PROVIDE BETTER MARKETING OF PARKS TO ENGAGE THE PUBLIC.
TO CONTINUE AN INTEGRATED APPROACH TO PROVIDE RECREATION AND
PARKLAND BASED ON THE RECREATIONAL NEEDS OF THE COMMUNITY, BY
MAINTAINING REGULAR INTERACTION BETWEEN PARKS AND RECREATION AND
THE COMMUNITY.

Nine Guiding Principles provided direction for the second consultation process, in which
questions were constructed to determine how the Parks Department would address those
Principles in detailed analysis of the parks and outdoor recreational services.

ACCESSIBILITY & INCLUSIVITY
STRATEGIC DIRECTION #1: To recognize and respond to the needs of
a diverse population of citizens, making parks that are accessible for
all people, all ages and those with special needs.
RECOMMENDATIONS:

1.01

Place added focus on the construction of any park amenity or recreational
paths within City Parks to comply with "PART IV.1 DESIGN OF PUBLIC SPACES
STANDARDS (ACCESSIBILITY STANDARDS FOR THE BUILT ENVIRONMENT) of the
Accessibility for Ontarians with Disabilities Act (AODA), 2005."

1.02

Implement playground replacement strategy as per Council direction MB_____
based on the "Playground Audit".

1.11

Prepare a 'Redevelopment Plan' in collaboration with the City's Accessibilities
Officer to assess the condition and compliance of municipal park pathways,
trails as well as beach and riverfront access from an AODA perspective in all
parks.

1.12

Collaborate with Transportation Planning to review the "B.U.M.P." To provide
recreational pathways and trails that promote continued linkages across the
city and connections with surrounding municipalities.

1.13

Continue the Community Living Mentorship Partnership program to provide
opportunities for meaningful work experience for persons with disabilities.

1.03

Establish pilot sites for non-traditional natural play elements and environments
to establish uniqueness and to align with emerging trends.

1.04

Review current and proposed splash pad locations and criteria for
development throughout the city to ensure adequate coverage.

1.05

Work with neighbourhood communities including area youth and seniors to
determine their specific interests in recreation activities, play, exercise and
programming for designing park amenities at the inception of any park
redevelopment plan.

1.06

Collaborate with all School Boards to determine where efforts and resources
can be aligned to provide recreation facilities in both parks and school
grounds to accommodate the needs of the community.

1.14

Provide ongoing consultation with immigrant communities to determine their
needs.

1,07

Incorporate outdoor exercise fitness stations along multi-use trails in parks
where appropriate to maintain healthy activity for all.

1.15

Provide First Nations’ consultation on any natural lands and naturalization
processes or display garden commemorating heritage of indigenous peoples
of the area as required by the "Provincial Policy Statement 2014".

1.08

Focus on recreational activities and facilities for the aging population.
Adopt the "Age-friendly Windsor Action Plan" recommendations into the parks
standards including:
a)

Establish Wi-Fi hot spots in parks where appropriate.

b) Promote age-friendly design in parks to ensure that pedestrian access is
safe and universal.

1.09

c) Provide pathways into parks for seniors and those with mobility issues to
access.
d) Review and identify current park washroom locations and their existing
infrastructure to determine where washroom facilities need to be upgraded
and new facilities located for future development (i.e.: Within Regional or
Community Parks).
e)

1.10

To identify locations for wheel chair charging stations.

To protect and enhance access to floral displays at Coventry Gardens,
Dieppe Park and Jackson Park as our premier floriculture and horticultural
display parks.

COMMUNICATIONS & PARTNERSHIPS
STRATEGIC DIRECTION #2: Building parks and recreational solutions
through open and transparent communication for the whole
community.
RECOMMENDATIONS:

2.01

As continuous community involvement plays a key role in the longevity of
parks, encourage the establishment of "Adopt-a-Park" partnerships with
community organizations and groups to assist in the sustainability of parks.

2.02

Encourage and facilitate support for volunteer efforts in park stewardship and
outdoor recreation activities such as; park restoration and renewal
opportunities.

2.03

Encourage the establishment of partnerships with private and community
organizations as sponsors including:
- Agencies
- Boards
- Committees, and
- Friends Groups
to help promote parks and trails, as destinations, through sponsorship of park
development, park stewardships and outdoor recreation activities.

2.04

Establish partnerships with the organized sports community to assist the City of
Windsor in providing the best sports opportunities available in the region.

2.05

Maintain the "Recreation Activity Guide" and use multiple types of
communication and social media to promote recreational opportunities in
parks and outdoor recreation areas.

2.06

Work with Communications Department to provide better marketing of parks
through various media formats to engage the public.

3.02

Work with the Windsor/Essex Community Garden Collective and other
interested partners to provide opportunities for community gardens where
there is demand at selected sites within the city as per the "Community
Gardens Policy" in order to:
a) Promote sustainability through urban agricultural projects,
b) Education of sustainable gardening practices
c) Establish demonstration gardens and other forms of urban agriculture.

3.03

Provide equal opportunity access to natural areas and experience of wildlife
throughout the city based on the "AODA".

3.04

Access to drinking water be provided in select, highly active Community and
Regional Open Spaces within the Parks Greenway System.

3.05

Determine shade targets through Forestry and Environmental Services as a
follow-up to the Shade Audit for all parks in the Parks Greenway System as well
as rights-of-ways in order to provide healthy shaded access throughout the
city and help offset the impact of climate change.

3.06

Prepare redevelopment plans for Sandpoint Beach to accommodate the
needs of the community and establish it as a "Blue Flag Beach".

HEALTH & WELLNESS
SUSTAINABILITY
STRATEGIC DIRECTION #3: To create a complete parks system that
responds to the environmental well-being of our communities, as well
as providing recreational experiences that promote healthy active
living.

STRATEGIC DIRECTION #4: To create and maintain parks and
recreational opportunities in an environmentally responsible manner,
to ensure their longevity for future generations.

RECOMMENDATIONS:

RECOMMENDATIONS:

3.01

Recreational activities for active healthy living should focus on self-guided
opportunities through the promotion of fitness stations and park design.

4.01

Protect and promote existing natural areas and provide connections where
available.

4.02

Promote naturalization where warranted to create buffers and connections to
natural areas in consultation with the community.

4.03

Identify and review parks or portions of parks for naturalization and establish
appropriate management strategies with public consultation.

4.04

Collaborate with ERCA to provide performance and management strategies
for all natural parks and naturalized areas including:
a) Fish habitat along riverfront lands
b) Watershed management areas
c)Prairies
d) Woodlots

4.05

4.06

4.07

Create a performance and management plan to determine high priority
natural park such as:
- Peche Island
-Spring Garden ANSI
-Ojibway Nature Complex
- The Airport Swamp Woodlots
Prepare standards for the establishment of urban wildlife habitat to;
a) Accommodate expansion of the natural areas to help facilitate better
management of species at risk, habitat for urban wildlife and opportunity for
nature related recreation for people.
b) Establish a protocol for succession control in managed natural and
naturalized areas to deter the establishment of exotic and aggressive naturally
invasive species.
c) Place a high priority on sustainability and ecological integrity in managing
vegetation, using native plants where possible, especially for restoration of
disturbed areas, and naturalization projects.

Identify drainage issues in the Parks Greenway System and areas where
flooding is an issue for residents to determine if strategies promoted by the
"Environmental Master Plan" (such as Low-Impact-Design and green
infrastructure) can be used to accommodate storm water to help mitigate
flooding.

4.08

Protect the quality of life for future generations; establish an "Urban Forestry
Management Plan" for the Parks Greenway System and public right-of-ways by
conducting a full tree inventory of all city-owned trees and return to the
industry standard through maintenance and funding to ensure that our urban
forest remains sustainable.

4.09

Naturalize underutilized parks (in whole or part) or those with poor drainage to
enhance biodiversity while addressing level of service.

4.11

Establish a 'Policy for 'No Mow' Areas'.

4.12

Work with other civic departments to revise "Parking Lot By-Law" to allow 'LowImpact-Design' in parks to reduce storm water impacts.

4.13

Revisit the "Official Plan" with the Planning Department to offer green
infrastructure bonuses for parkland development in subdivisions (especially in
Sandwich South Planning District).

4.14

Continue active involvement with the Planning Department in the
development of the "Sandwich South Secondary Plan" to ensure that Parks and
Recreational spaces are established to promote physical connectivity for
pedestrian and active transportation through an ecologically diverse
'Biodiversity Gateway' by extending Little River Corridor to the Herb Grey
Parkway and the Ojibway Nature Complex.

4.15

That The City of Windsor coordinate a stewardship project with ERCA in order to
secure Priority Natural Significant Lands such as Ojibway Shores, Sandwich
South Planning District and any other opportunities where natural features exist
to improve the natural heritage system in the City.

4.16

Apply under criteria ix and x of the nomination process of UNESCO to establish
the Ojibway Nature Complex of parks as a 'UNESCO Heritage Site', through the
assistance of the Friends of Ojibway Prairie and ERCA, based on the universal
natural significance of the properties.

CONNECTIVITY
PARK DIVERSITY
STRATEGIC DIRECTION #5: To provide different types of parks and
recreational experiences distributed evenly throughout the city.

STRATEGIC DIRECTION #6: Parks and trails shall continue to play an
important role in the city parks system, ensuring that the linkages to and from
parks, as well as between parks remain accessible and serve the greater
Windsor community.

RECOMMENDATIONS:
6.01

Identify, prioritize and establish new trails to improve connectivity throughout
the city.

5.01

Adopt the re-classification of parks as outlined in this master plan and update
the "City of Windsor’s Official Plan".

6.02

Collaborate with Transportation Planning to update the "B.U.M.P." to promote
trail connections for neighbourhoods.

6.03

To review opportunities to provide cyclists with safe routes through or adjacent
to parkland instead of along major traffic routes.

5.02

Update the "Official Plan" in collaboration with the Planning Department to
make certain that any new infrastructure, utilities and services abutting
parkland is coordinated through the Parks Department to ensure appropriate
service to parks.

6.04

Review and discuss options with the railways on routes which may be
abandoned in the future to provide opportunities for recreational multi usetrails and commuter cyclists.

6.05

Strengthen all north-south connections to the Detroit River.

6.06

Work with and establish partnerships to obtain formal access for the
development of recreational trails where appropriate on non-city owned
lands, e.g., Devonwood, utility corridors and private land parcels.

6.07

Include environmental considerations in the planning of major new trails
through natural areas, and design trails to minimize environmental impacts.

6.08

Develop trail heads and staging areas with the appropriate amenities for users
including; way finding and interpretation.

6.09

Amend the "Adopt-a-Park Policy" to include an 'Adopt-a-Trail' Program.

6.10

Prepare and "Adopt-a-Trail" management plan that builds upon methods used
in other jurisdictions’ best practice models.

6.11

Update design standards on well used trails through areas with high
environmental values to keep people on trails and to protect the resources.

RECOMMENDATIONS:

5.03

Update the "Zoning By-Law 8600" in collaboration with the Planning and
Building Departments to align with the proposed re-classifications.

5.04

Prepare a 'Manual of Park Design Standards' for:
- Each classification and sub-classification
- Standard design details (e.g. amenities, pathways, plant materials and field
layouts)
- Specifications, and
- Compliance with "AODA"

5.05

Identify the key parks that would serve as community hubs.

EFFICIENCY

SAFETY
STRATEGIC DIRECTION #7: Parks facilities and recreational
programming in the city shall provide safe, clean, and attractive
environments for all users.

STRATEGIC DIRECTION #8: To successfully develop, maintain and
enhance parks and recreation facilities in a balanced cost effective
manner.

RECOMMENDATIONS:

RECOMMENDATIONS:

7.01
7.02

Work with the Police Services to communicate and implement "CPTED"
principles in parks to increase levels of safety while addressing a balance
between aesthetic and environmental considerations.

8.01

Review and update the 2012 park disposition list.

8.02

That in areas of deficient park open pace a strategy be developed to identify
and acquire property suitable for the parkland.

8.03

Investigate opportunity to acquire lands from school boards, railways or other
underutilized sites in the city for parks purposes as they become available to
offset areas which demonstrate a deficiency in parkland.

8.04

Actively explore alternative funding mechanisms such as sponsorships from
businesses, individual donors, partnerships, grants and gifting can be made
directly for parkland purposes

8.05

Encourage donation (i.e. bequeathing, estate settlements, in-trusts) of land for
parks purposes based on the "Donation Policy (M20-2013)".

8.06

That the Parks, Recreation and Culture Departments undertake a "Sports
Needs Analysis" in conjunction with community and sports facilities users
looking at consolidation opportunities more immediately for the east end of
Windsor and ultimately city wide.

8.07

Review and develop designated areas in parks for skateboarding facilities
throughout the city.

8.08

Review and develop designated areas in parks for spraypads throughout the
city.

8.09

Review and develop a sport court strategy for the whole city to determine
appropriate locations.

Establish a 'Policy for Park and Trail Lighting'.

7.03

Establish a 'Policy for Emergency Call Buttons' within parks and along trails.

7.04

Develop a ‘Parkland Encroachment Policy and Procedure' to enforce and
educate the public regarding encroachment into city parks and open space.

8.10

Review and develop an outdoor swimming facilities strategy to ensure
adequate access for all users.

8.11

Adopt a policy with Asset Management that establishes level of service for the
maintenance and operation of parks.

8.12

Establish a 'Management Plan' for each city park and open space.

8.13

Develop 'Park Design Standards', and adoption of policies to improve and
reduce maintenance costs, while achieving an aesthetically pleasing
environment for each park type.

EXPERIENCE
STRATEGIC DIRECTION #9: To provide vibrant and memorable
community spaces which foster a positive and unique sense o f
place.
RECOMMENDATIONS:

8.14

8.15

Standardize park maintenance and level of service, as well as lifecycle costing
by formalizing Parks Operations inspection and management standards as
"C.I.T.E." based on:
- Classification and location of the park – setting, ranging from very natural to
urban.
- Infrastructure – type, age, condition, replacement cycle.
- Type and amount of use – numbers of people, demographics served, times
of highest use.
- Environmental characteristics – sensitivity of vegetation and wildlife, amount
of shade from trees provided.
Review the current City Forestry's Tree Nursery and determine its needs and
identify an appropriate location in order for forestry to maintain an
acceptable level of service and a reliable source for Carolinian tree species as
well as boulevard trees.

8.16

Establish and adopt an ongoing GIS referenced AutoCAD based data
inventory in collaboration with Asset Management and Geomatics of all park
assets including the purchase of computerized digital systems and equipment
as needed to capture assets within the park system.

8.17

Establish a labelling protocol for interpretation and communication of the
horticultural and biodiversity of the plant material found in select premier
natural and horticultural parks.

8.18

Review the "Parks Bylaw" for updates on a five-year basis.

9.01

Establish Neighbourhood Parks and a stronger community focus by providing
opportunities for social gathering and a sense of pride in the community.

9.02

Park design to be in character with the type of park, its location and setting
and operational management practices.

9.03

Establish a 'Policy and Procedures for Public Consultation' when soliciting any
development in parks.

9.04

That park development include areas of open turf where appropriate, to
facilitate unorganized sport play.

9.05

Review outdoor picnic facilities to ensure appropriate distribution throughout
the city.

9.06

Undertake a 'Feasibility Study' in collaboration with the Windsor-Essex Sports
Organizations to determine the needs for:
a) artificial sports fields
b) sports dome

9.07

Implement the restoration, rehabilitation and conservation proposals for
Willistead Park, of:
a) the Parks Gates and Perimeter fencing.
b) the South Parterre Garden.
c) the Queen Victoria Diamond Jubilee Fountain.
d) an Urban Arboreatum.
in a phased approach as per the park concept plan.

Amalgamate Parks Forestry and Horticultural Operations to centralize parks
services at Jackson Park to:

9.15

Undertake a study to replace the 'Charlie Brookes Memorial Peace Fountain'
at Reaume Park for redevelopment options in consultation with the
community.

9.16

Identify the impacts of special events on our parks and work in collaboration
with Special Events Coordinators to determine appropriate locations.

9.17

Investigate the addition of park infrastructure that would support special
events as potential revenue generators. (examples: special displays at a
botanic garden, or long-term event in a park)

9.18

Create a 'Policy on Weddings in Parks' in collaboration with Recreation and
Culture including specified locations and fees.

9.19

Determine locations within Community Open Spaces and Regional Open
Spaces to establish dog parks.

9.20

Evaluate the environmental impacts of dogs in parks and work with
stakeholders to establish 'Policies and Procedures for Off-Leash Dog Parks'.

9.21

Create a 'Dog Park Information Package' downloadable form the City's
website.

a) Relocate of the City's Greenhouses from Lanspeary Park to Jackson Park.
b) Create a true 'Botanic Garden'.
c) Investigate and develop a Display Greenhouse for year-round
demonstration and horticultural programs.

9.08
d) Investigate the potential collaboration with Schools Boards and the
Community Garden Collective for horticultural training at the facility.
e) Formalize an 'Urban Arboreatum'.
f) Provide year-round interest with activity through a 'Festive Winter Lights
Display' and an outdoor 'Skating Rink'.
g) Update the "Jackson Park Master Plan".

9.09

Work collaboratively with Local Organizations such as horticulturalist and artist
groups to help promote, educate and enhance the public’s experience when
visiting parks. (for example: guided tours, workshops and interpretation)

9.10

Protect and increase access to and along the Riverfront Parks.

9.11

Identify popular marine-based recreation areas within city parks and establish
'Marine-based Recreation Design Guidelines' that meet the needs of the
community to provide access for non-motorized water-based activities, e.g.,
boating, paddle boarding, kayaking, swimming, walking, sitting, and
picnicking.

9.12

Identify popular fishing areas along Riverfront Parks and establish 'Recreational
Fishing Design Guidelines' that meet the needs of the community.

9.13

Ensure that the phased development projects are carried out as per the
"Central Riverfront Implementation Plan 2001" taking into consideration the
"2014 Public Consultation Update Report".

9.14

Work with Recreation and Culture for the management of sculptures found
along the riverfront, as per the "Maintenance Management Manual".

i

Ontario Chamber of Commerce: Regional Economic Outlook: Windsor-Sarnia, 2015. pg 1

ii

Ibid. pg 6.

iii

Parks and Recreation Ontario; Recreation and Parks: Essential for Quality of Life, 2008; pg 4.
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Guiding Principles
ACCESSIBILITY & INCLUSIVITY
COMMUNICATION & PARTNERSHIP
HEALTH & WELLNESS
SUSTAINABILITY
PARK DIVERSITY
CONNECTIVITY
SAFETY
EFFICIENCY
EXPERIENCE
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Current Progress
International
recognition
Significant Natural
Areas
Trendsetting
Host of Benefits
Ensure Longevity
Responds to the 20-Year Strategic
i Vision
ii
Economic Benefit
Community Benefit
Environmental Benefit
Health Benefit

Parks are for people
– Consultation
– Design and Planning
– Programming
Recreation
– End users
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OJIBWAY
PARK
COMPLEX
VIDEO
REDISCOVER
Current
Nature
within
Parks
OUR
System
our
PARKS
Parks

VISION

“To p
provide a robust
parks and
recreation
experience for all
to enjoy.”
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Legacy of the Parks System
1854 Proposed parks at City
hall Square and Victoria
1906 first park – Wigle Park
1923 City Beautiful Movement
proposes linked parks
1924 – 1950 : current major
Regional Parks established
1950-1970 : Ojibway and initial
Riverfront Parks
1970-1990: Eastern Parks
1990- Present: Sports Parks &
Central Riverfront Lands

CURRENT INVENTORY

209 parks

2,400 acres (960 ha) of which
1,061 acres (430ha) natural

Biodiversity Gateway
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Unlimited growth potential

Parks and Outdoor Recreation
Master Plan
y
Rediscover our p
parks system
Make it more robust and diverse
115 Recommendations
41 action items
21 policies / amendments

Over a 20 year Period

“The Greenway System is based
on the belief that the quality of life
within Windsor will be enhanced
by the establishment of a linked
and continuous network of
“green” land uses. This planned
network of natural environment
and recreational elements will
provide a means to establish
Windsor as a healthy and liveable
city.”
– City of Windsor Official Plan
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ACCESSIBILITY &
INCLUSIVITY

Work with youth,
seniors, & Immigrant
communities to
determine specific
recreational needs and
interests
Collaborate with
School boards to align
programming
Apply AODA standards
Review washroom
needs and priorities

COMMUNICATION
& PARTNERSHIPS
Partnering with Organized Sports Community
Provide the best sports
p
opportunities
pp
in the
Region
Provide better marketing of Parks
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HEALTH & WELLNESS

Promotion of self-guided
healthy living activities and
amenities
Establishing shade targets
through Forestry Services
to foster healthier parkland
environments

SUSTAINABILITY
Promote, protect natural areas
as connections
Management strategies for
each park
Management plans for
existing significantly natural
areas
Standards for urban wildlife
habitats
No Mow Areas
Biodiversity Gateway
Ojibway Nature Complex as
UNESCO Heritage Sites as part
of the Canadian Biosphere
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PARK DIVERSITY

Park
Reclassification
Manual of
design
standards
A
Appropriate
i t
Parkland
Supply

Parks Classification
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CONNECTIVITY
Improve connectivity throughout the city
Investigate potential opportunities with abandoned
railway lines
Adopt-a-trail program

SAFETY

Work with
Police Services
to promote
Crime
Prevention
Through
Environmental
Design best
practices
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EFFICIENCY
Identify deficient areas of
parkland
kl d and
d acquire
i suitable
it bl
land when opportunities are
presented
Undertake a Sports Needs
analysis
Standardized management
plans to provide appropriate
levels of service
Inventory of current trees
within the City

Parkland Supply

YEAR

POPULATION

PARKLAND

TOTAL
PARKS

AREA/
1000 Pop.

1989

200,000

680.08

160

3.40 ha

1997

199,044

773.29

169

3.89 ha

2010

216,000

933.82

206

4.32 ha

976.22

209

4.62 ha

1446 71
1446.71

217

6 86 ha
6.86

2015
with other
Government
Go
ernment
Lands

210,891
,
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EXPERIENCE
Establish Neighbourhood Open
Spaces a stronger community
focus
Promote heritage properties by
i t
interpretation
t ti
Concentrate the horticultural
centre at Jackson Park through
Amalgamated services and reestablish it as destination for
regular rediscovery by users.
Continue implementation of
the Central Riverfront Lands
Investigate potential revenue
generating opportunities that
have special appeal
Address the growing demand
for Dog Parks
Establish Sandpoint Beach as a
Blue Flag Beach

CONCLUSIONS
CONCLUSIONS
REDISCOVER
OUR PARKS

Review and
analyzes the
existing park
system

Ensure and
preserve a
healthy and
robust parks &
open space
system
For all to use &
rediscover now
and in future
generations
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Stakeholder Consultations
EXTERNAL FOCUS GROUPS

Organized Sports
Windsor Essex Local Immigration
Partnership
Windsor Accessibility Advisory
Committee
Life After Fifty
Windsor Essex Community Health
Unit
City of Windsor Diversity Committee
Windsor/Essex Community Garden
Collective
Wi d
Windsor
E
Essex C
County
t Environmental
E i
t l
Committee
ERCA

INTERNAL STAFF

Community Development
& Health
Human Resources
Accessibility Officer
Parks Operations
Recreation & Culture
Ojibway Nature Centre
Horticulture – Botanic
Gardens
Parks Forestry
Planning
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Opportunity : Benefits
Economic Benefit of Parks & Open Space
Tangible
(Measurable)
Value-based
Benefits
Property Value
Tourism

Intangible
(Difficult to measure)
Environmental
Benefits

Water
Resourses

Quality of
Life Benefits

Recreation

Air Quality

Community

Competitiveness

Climate /
Energy

Health &
Wellness

Infrastructure

Natural
Habitat

Cultural
Heritage

Ci i
Civic

Safety

Process
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MicMa
Ojibw

Little
ver

Jackson

Malde

Central

Riverfront

HGP

14

